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IN THE MATTER OF THE APPLICATION OF 
WEST END WATER COMPANY FOR AN 
EXTENSION OF ITS CERTIFICATE OF 
CONVENIENCE AND NECESSITY. 

BEFORE THE ARIZONA CORPORATION COMMISSION 

DOCKET NO. W-0 1 15714-05-0706 

APPLICANT’S LIST OF 
PROPOSED WITNESSES AND 
EXHIBITS 

JEFF HATCH-MILLER 
Chairman 

WILLIAM A. MUNDELL 
Commissioner 

BARRY WONG 
Commissioner 

MIKE GLEASON 
Commissioner 

KRISTIN K. MAYES 
Commissioner 

Mona Cotporation Commission 
DOCKETED 

SEP 11 2006 

Applicant, West End Water Company, plans to call the following witnesses and 

introduce the following testimony at the hearing on September 13,2006: 

WITNESSES 

Gary K. Jones (pursuant to subpoena): Mr. Jones describes himself as the 

“owner’s representative for Wittman 5 10 LLC.” Mr. Jones is expected to testify with 

respect to his letters to West End of March 3,2005, and August 30,2006. Mr. Jones’ 

testimony is also expected to cover the events and circumstances leading to the 

August 30,2006, letter, and ownership issues generally. 

Gene Morrison (pursuant to subpoena): Mr. Morrison is a principal of Woodside 

Homes. The August 30,2006, Jones letter to Marvin Collins indicates that Mr. Morrison 

received a copy of it. Mr. Morrison is expected to testify with respect to his personal 

knowledge of the Jones letters, the events and circumstances that led to the August 30 
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letter, ownership issues generally with respect to the extension area, the current and on- 

going zoning case in Maricopa County covering the development proposed for the 

extension area and land within the current West End service area, and negotiations with 

the City of Surprise. 

Blessing Chukwu: If necessary, Ms. Chukwu will testify regarding real property 

owners hip. 

Marvin Collins: Mr. Colins will testify with respect to his request for and receipt 

of West End’s additional exhibits related to Maricopa County Planning and Zoning 

Commission Case No. DMP2004001 (Walden Ranch Development Master Plan). Mr. 

Collins will also testify with respect to his understanding of the nature, intent, origin, and 

meaning of Exhibits A and B to Surprise’s July 18,2006, Notice of Filing of Request for 

Service and Will Serve Letter, and the August 30,2006 Gary Jones letter to Mr. Collins. 

Mr. Collins will testify as to the basis for such understanding, including, but not limited 

to, discussions with Gene Morrison and Gary Jones. Mr. Collins will also testify 

regarding the Maricopa County Planning Commission meeting on September 7,2006, on 

the Walden Ranch zoning application. 

Ray Jones. Mr. Jones’ testimony will cover his personal knowledge of West 

End’s exhibits for the September 13,2006, hearing. Mr. Jones will also testify regarding 

his understanding of the nature, intent, origin, and meaning of Exhibits A and B to 

Surprise’s July 18,2006, Notice of Filing of Request for Service and Will Serve Letter, 

and the August 30,2006, Gary Jones letter to Marvin Collins. Mr. Jones will also testify 

as to the basis for such understanding, including, but not limited to, discussions with 

Gene Morrison and Gary Jones. Mr. Jones will also testify regarding his personal 

knowledge of the Maricopa County Planning case for Walden Ranch, including, but not 

limited to, the Planning Commission meeting of September 7,2006. 

/ / I  
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Richard Williams (offered by Surprise): Mr. Williams is expected to testify with 

respect to his personal knowledge of negotiations by City of Surprise related to 

annexation, and provision of utility services to Walden Ranch and other planned 

developments. 

EXHIBITS 

A-14: Partial Minutes of July 13,2006 meeting of Planning 

and Zoning Commission of Maricopa County for Case 

DMP2004001 for July 13,2006. 

A- 15: Report to the Planning and Zoning Commission of 

Maricopa County for Case DMP200400 1 for July 

27,2006 meeting (continued from July 13,2006). 

A- 16: Report to the Planning and Zoning Commission for 

Maricopa County for Case DMP200400 1 for 

September 7,2006 meeting (continued from July 27, 

2006. 

If n t offered by Surprise or Staff, the Applicant reserves the right to move into 

evidence: Exhibits A and B to Surprise’s July 18,2006, Notice of Filing of Request for 

Service and Will Serve Letter; and the August 30,2006, Gary K. Jones letter to Marvin 

Collins. 

Dated this 1 lth day of September, 2006. 

JENNINGS, STROUSS & SALMON, P.L.C. 

301 7873-1 .DOC(54069.8) 

BY J. Scott 7%- Rhodes 

201 East Washington Street, 1 lfh Floor 
Phoenix, Arizona 85004-2385 
Attorneys for Applicant, West End Water 
Company 
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ORIGINAL + 13 copies filed this 1 lth 
day of September, 2006, with: 

Docket Control 
ARIZONA CORPORATION COMMISSION 
1200 West Washington Street 
Phoenix, Arizona 85007 

COPY hand delivered this 1 1 th day of 
September, 2006, to: 

Amy Bj elland 
Administrative Law Judge 
Hearing Division 
ARIZONA CORPORATION COMMISSION 
1200 West Washington Street 
Phoenix, Arizona 85007 

Earnest G. Johnson, Director 
Utilities Division 
ARIZONA CORPORATION COMMISSION 
1200 West Washington Street 
Phoenix, Arizona 85007 

Christopher Kempley, Chief Counsel 
Legal Division 
ARIZONA CORPORATION COMMISSION 
1200 West Washington Street 
Phoenix, Arizona 85007 

Joan Burke, Esq. 
Danielle D. Janitch, Esq. 
OSBORN MALEDON PA 
2929 North Central Avenue, Suite 2 100 
Phoenix, Arizona 85012-2793 
Attorneys for City of Surprise 

I l l  

I l l  
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City Attorney 
CITY OF SURPRISE 
12425 West Bell Road 
Surprise, Arizona 85374 
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Development Master Plan: DMP2004001 District 4 
(Continued from September 23, 2004) 

Applicant: 
Location: 

Earl, Curley & Lagarde for Walden Farms, LLC, et al 
One-half mile west of Grand Ave., generally bordered by Lone 
Mountain Rd. on the north, 211th Ave. on the east, Peak View Rd. on 
the south, and Crozier Rd. on the west (in the Surprise area) 

Request: Development Master Plan consisting of single-family residential, 
commercial, public facility, and open space land uses (approx. 520.6 
ac.) - 
Walden Ranch 

Mr. Andy Piper, Planner, presented this request to the Commission as noted 
above. The White Tank/Grand Avenue Area Plan designates the site for Rural 
Residential (0-1 du/ac.) uses. The proposed density does not comply with this 
Plan. The Surprise General Plan designates the site for Rural-Residential (0-1 
du/ac.). The proposal does not comply with this Plan. To date, staff has received 
63 letters of opposition, 10 telephone calls in opposition, three telephone calls in 
support, three letters in support and five telephone calls of general inquiry. Staff 
still has concerns regarding the lack of employment related uses. Therefore, staff 
would recommend a stipulation "v" (if approved), which would provide 15.2 acres 

However, the applicant has indicated it will receive their water services from the 
West End Water Company. Mr. Piper stated that most of the subject property falls 
within the existing serving area (of the West End Water Company), but that it does 
not include the southern portion of the subject site. Currently there is pending 

recommending an indefinite continuance of the subject request. I f  the 
Commission decides to recommend the case to the Board of Supervisors, staff 
recommends denial of DMP2004001. 

Commissioners Munoz and Harris asked staff if the applicant has had any recent 



e water issue. She asked how 
ith ongoing litigation regarding 

Mr. Piper noted that the applicant requested to be placed on the agenda without 

Mr. Scott McCoy, representing the applicant, stated that they have been diligently 
working on the issues identified at today's hearing and are in agreement that there 

the Commission for a two week continuance rather than an indefinite continuance. 

Mr. McCoy indicated that they plan on donating a 12-acre parcel of land to the 
Nadaburg School District for a school site. 

There was further discussion regarding a continuance of this request and it was 
decided to hear this request at  the July 27, 2006 Commission hearing. 

Mr. Craig Hoyer, a resident in the area, stated that he has received more 
information from this hearing than he has in the past year. He stated that his 
property adjoins the subject property and that he is not sure just what the 
applicant is proposing. He and his neighbors have not been given much 
information. Chairman Barney explained today's process to Mr. Hoyer. 

Mr. McCoy stated that they have notified all neighbors within 300' of the subject 
property. 

COMMISSION ACTION: Commissioner Makula moved to continue 
DMP2004001 to the Planning and Zoning Commission regular meeting of 
July 27, 2006. Commissioner Jones seconded the motion, which passed 
with a unanimous vote of 8-0. 
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Report to the Planning and Zoning Commission 
Prepared by the Maricopa County Planning and Development Department 

Case: DMP2004001 Walden Ranch Development Master Plan 

Meeting Date: July 27,2006 (Continued from July 13, 2006) 

Agenda Item: 3 

Supervisor District: 4 

Applicant: Earl, Curley & Lagarde for Walden Farms, LLC, et al 

Owner: Walden Farms, LLC & Woodside Walden, LLC 

Request: Development Master Plan (DMP) approval 

Proposed Use: Master planned community consisting of single-family 
residential, commercial, public facility, and open space land 
uses 

Site Location: Approx. one-half mile west of Grand Ave., generally 
bordered by Lone Mountain Rd. on the north, 211* Ave. on 
the east, Peak View Rd. on the south, and Crozier Rd. on the 
west (in the Surprise area) 

(* Denotes changes or information added since the July 27,2006 staff report.) 

Site Size: 520.6 gross acres 

Proposed Density: 

County Island Status: N/A 

Compliance with Adopted Land Use Plans: 

County Plan: 

3.0 du/ac. (approx. 3.4 du/ac. for residential parcels) 

The White Tank and Grand Avenue Area Plan designates 
the site for Rural Residential (0-1 du/ac.) uses. The 
proposed density does not comply with this plan. 

The Surprise General Plan designates the site for Rural- 
Residential (0-1 du/ac.). The proposal does not comply 
with this plan. 

To date, staff has received 63 letters of opposition, 10 
telephone calls in opposition, 3 telephone calls in support, 3 
letters in support, and 5 telephone calls of general inquiry. 

City/Town Plan: 

Support/Opposition: 

Recommendation: Continue indefinitely 

Agenda Item: 3 - DMP2004001 
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Description of Proposal: 
1. 

2. 

Walden Ranch is a proposed DMP located near the unincorporated community 
Wittmann. The project consists of 1,572 single-family units (estimated buildout 
population approx. 5,030) on 520.6 acres. The site is irregularly shaped but is 
generally bordered by Lone Mountain Rd. on the north, 211* Ave. on the east, Peak 
View Rd. on the south, and Crozier Rd. on the west. Average gross densities within 
the residential parcels range from approximately 2.4 du/ac to 6.2 du/ac, with an 
average gross density of 3.4 du/ac on the residential parcels (3.0 du/ac over all 
parcels). The site is relatively flat undeveloped desert traversed with small to medium 
size washes. 

The current zoning for the entire site is Rural-43 and the applicant is not proposing to 
rezone or plat the property at this time. The site has been delineated into 24 parcels 
for future development. The following table shows the breakdown of land uses 
proposed for Walden Ranch. The project is primarily single-family residential land 
uses (87.7%), with much smaller areas designated for open space, public and 
community facilities, commercial, and employment uses. 

SLR - Small-Lot 
(2-5 d.u./ac.) 

MDR - Medium-Density 
(5-15 d.u./ac.) 

Single-Family Residential 414.3 

Single-Family Residential 42.3 

**% 5.5% 
ROS - Recreation Open Space Recreation I- 1.7% 

ODen %ace. 

D/NDOS - Dedicated/Non- 
Developable Open Space 

Public/Communitv: 
Educational 

Public Facilities 

Wash Corridors 

Schools 
I I : Water Storage Facility 3.7 I 

3.8% 

3. OVQ 
2.3% 

0.7% 

Commercial: - 12.0 2.3% 
NRC - Neighborhood Commercial Retail 12.0 2.3% 

EmDlovment: 8.2 1.6% 
OEC - Office Employment Center Office 8.2 1.6% 

TOTAL 520.6 100~/0 
** The total proposed number of units is 1,572. 
*** Open space does not include acreage planned for streets, internal open spaces, and retention tracts. 

Agenda Item: 3 - DMP2004001 
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3. 

4. 

5. 

6. 

The narrative report indicates that the site is within the service boundaries of the West 
End Water Company, except for the portion south of Dixileta Drive. The applicant 
intends to enter into a service agreement with West End Water Company to provide 
water service to the site. However, the site is located within the City of Surprise's 
municipal planning area and they do not support West End Water Company's CC&N 
expansion by the Arizona Corporation Commission, which is currently the subject of a 
lawsuit and remains an unresolved issue. The project is also located within the City's 
MAG 208 sewer service area. The narrative states that a proposed off-site wastewater 
treatment plant (WWTP) will provide sewage treatment to the entire site. Surprise 
has informed staff that pending a pre-annexation service agreement they will provide 
wastewater services to the project. Various options are being considered to dispose of 
effluent treated by the WWTP, including the possibility of recharge through a regional 
park facility. 

I n  general, Walden Ranch is predominantly a single-family residential project of 
varying densities. There is one approximately 12-acre Neighborhood Retail Center 
that will provide residents with local retail and services, and one approximately 8-acre 
parcel proposed for employment land uses, which falls well short of the 10 ac. per 
1,000 in population outlined in the DMP guidelines. However, the narrative report 
asserts that not as many employment related land uses are needed in Walden Ranch 
because of the proximity to planned employment centers identified in the City of 
Surprise General Plan, and existing employment centers within a 30-minute commute. 
Noted employment locations include the Town of Wickenburg (17 miles), Interstate-17 
north of the Phoenix Deer Valley Airport (25 miles), Bell Road/lOl Freeway (18 miles), 
and 101 Freeway/I-10 Freeway (25 miles). 

According to the narrative report, the open space system will include one 
approximately 8.6-acre community park, and 20 acres of wash corridors divided 
among four natural open space areas. It will also include several neighborhood parks 
of approximately 3 ac. each, although their locations are not identified, and several 
smaller pocket parks although the number and acreage of these parks is also not 
specified. Their locations will be identified at  the time of subdivision platting per staff 
recommendation. The neighborhood parks will include multi-use turf areas, basketball 
courts, volleyball courts, tot lots, and shade ramadas, but will also include desert 
vegetation. The washes will be maintained as natural open space and be used as part 
of a trail system that will connect to the surrounding community, as well as serving as 
drainage and wildlife corridors. 

The subject site is within the Nadaburg School District. The applicant proposes an 
elementary school site for an approximately 12-acre parcel. The applicant's initial land 
use plan located the school site along 211* Avenue on an 11-acre site. The Nadaburg 
School District recommended that the school site be located closer to the center of the 
development for safety reasons. The Nadaburg School District also expressed the 
need for additional space to accommodate up to 900 elementary school students 
based on the planned number of housing units. The current 1,and use plan increased 
the site area to 11.97 acres and relocated the site to a more central location adjacent 

Agenda Item: 3 - DMP2004001 
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7. 

8. 

9. 

10. 

11. 

'1 -) 

to the community park. I n  addition, the narrative report states that the developer 
intends to enter into a Developer's Assistance Agreement with the school district. The 
most recent correspondence from the school district is dated March 2004. However, 
in a recent phone conversation with the school district's business manager, staff 
learned that the applicant has not had any contact with the schooLdistrict in over a 
year, so it is unclear whether the current proposal by the applicant is satisfactory. 

Existing improvements on the Walden Ranch site include Crozier Rd. and 211* Ave., 
both two-lane paved roads. There are existing rights-of-way for Crozier Rd., Lone 
Mountain Rd., and 211* Ave., but none for Dixileta Dr. There are no other 
improvements on site. 

Existing access to the site is off Grand Ave. from the east via Dixileta Dr., from the 
north via 211* Ave. and Crozier Rd. (219* Ave.), and from the south via Crozier Rd. 
from Patton Rd. Four major collectors are anticipated to serve the DMP: Peak View 
Rd., Montgomery Rd., 215* Ave., and 217* Ave. The north/south collector street 
through the middle of Walden Ranch is 215* Ave., which links Lone Mountain Rd. on 
the north and Peak View Rd. on the south. The City of Surprise General Plan identifies 
211* Ave. as a major arterial south of Dixileta Dr., but does not designate it north of 
Dixileta Dr. The applicant agrees to resolve any discrepancies between Surprise and 
MCDOT prior to development. Dixileta Dr. is designated by Surprise as a major 
arterial between Grand Ave. and a future north-south parkway at approximately the 
251& Ave. alignment. Crozier Rd. is planned by Surprise as a minor arterial from the 
Sun Valley Parkway to the unincorporated community of Wittmann. Lone Mountain Rd. 
and Patton Rd. are also designated as minor arterials. All collector and local streets in 
the development will include a series of loop, cul-de-sac, and curvilinear street 
designs. All streets are anticipated to meet MCDOT standards and specifications. 

The proposed elementary school site will not have vehicular access from arterial 
streets, and will allow the school to accommodate separate frontages for pedestrian 
traffic and bus/vehicle traffic for drop-offs and pickups. The applicant plans to work 
with the school district to determine where safe crossings are needed for Dixileta Dr., 
215* Ave., and other streets when more detailed plats are proposed. 

According to the narrative, no public transit currently exists or is planned in this part 
of Maricopa County. The applicant agrees to plan for future bus bays, park-and-ride 
lots, or any other transit accommodations to comply with any approved transit plans 
that encompass the DMP. 

No affordable housing component is included in the Walden Ranch proposal. 
However, the applicant asserts that the mixture of single-family residential densities 
allows opportunities for reasonably priced housing. The house products on the 
smaller lots should provide households at the median income for Maricopa County an 
opportunity to purchase a home in Walden Ranch. Smaller lot sizes provide 
opportunities for small to medium size houses on small lots with limited on-site 
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12. 

13. 

14. 

15. 

maintenance responsibilities. 8 The applicant asserts that narrow lot widths reduce 
street frontage and associated infrastructure costs. 

The subject site is in an area of mostly undeveloped desert. A series of small and 
medium size washes run through the site. The slope of the land is predominately from 
northwest to southeast. According to the submitted drainage master plan report, U.S. 
Highway 60 (Grand Ave.) serves as an effective barrier to block the majority of flows 
from the north. The exception to this is Wittmann Wash. A bridge is in place at U.S. 
60 to allow this flow to pass under the highway. A 100-yr FEMA designated floodplain 
has been delineated for Wittmann Wash. The western project boundary is Crozier Rd., 
which forms a sub-basin boundary and blocks flows from reaching the site. Offsite 
flows reach the project's northern boundary along Lone Mountain Rd. at four 
locations. These flows will be routed either through the site via existing washes, or 
redirected a short distance before being returned to their historic path. Retention 
basins and drywells are proposed to provide for storm water in excess of the 100-yr., 
2-hr event. There is also an existing 100-yr FEMA designated floodplain and floodway 
that traverses the eastern edge of the site. The U.S. Army Corps of Engineers has 
determined that several washes fall under the jurisdiction of Section 404 of the Clean 
Water Act. The drainage system will be engineered at the time of subdivision platting, 
when a more specific explanation of site drainage will be provided. 

Fire and police protection services will be provided by the Wittmann Fire District and 
the Maricopa County Sheriff's Office (MCSO) respectively. The nearest district fire 
stations are located at 215th and Grand Avenues (0.5 mile to the north) and 203'c1 Ave. 
and Patton Rd. (1.5 miles to the southeast). According to the narrative, the fire 
district states that their response time to Walden Ranch is three minutes. The district 
requires fire hydrants and other improvements to serve the area. The nearest MCSO 
substations are located in Sun City to the southeast and in Wickenburg to the 
northwest. The nearest library is located 12 miles away north of Grand Ave. off of 
Meeker Blvd. The Northwest Regional Library, a county facility, is located 15 miles 
away in Surprise. 

The closest elementary school is located in Wittmann approximately one mile to the 
north. As previously noted, the applicant proposes an elementary school site for 
Parcel 6, a 11.97-acre site located centrally in the DMP. However, the Nadaburg 
School District states that the school district governing board requires that the 
applicant enter into a "developer assistance agreement" to help ensure appropriate 
consideration is given to the district with respect to its ability to accommodate future 
residents and students. The closest high schools include Wickenburg High School in 
the Wickenburg Unified School District or Centennial High School in the Peoria Unified 
School District. Wickenburg High School is approximately 20 miles from Walden 
Ranch, and Centennial High School is approximately 25 miles from the DMP. 

It is anticipated that Walden Ranch will be developed in two phases. The first phase is 
expected to begin in January 2007 and will include parcels 3 (the community park), 5, 
8, and 11-16, in the southern half of the DMP. The second phase is expected to begin 
in January 2008 and will include parcels 1 (the neighborhood shopping center), 2 (the 
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office employment center), 6 (the elementary school), 7, 9, 10, and 17-24. However, 
staff notes that this time table is obviously unrealistic, and not reflective of the fact 
that this case was inactive for an entire year. During phase 2, the elementary school 
will be constructed by the Nadaburg School District as funding is provided through the 
State Schools Facilities Board. I n  the interim, students would attend Nadaburg 
Elementary School in Wittmann. 

Analysis of Conformance with Adopted Plans: 

16. Comprehensive Plan: The Comprehensive Plan designates this 
site as being within the White Tank/Grand Avenue Area Plan. 

17. 

18. 

19. 

White Tank/Grand Avenue Area Plan (county area plan): The White Tank and 
Grand Avenue Area Plan designates the site for Rural Residential (0-1 d.u./ac.) uses. 
The DMP proposal is not in conformance with the plan's proposed land use and densities. 
However, DMP's are the preferred method of development in the county and are allowed 
within any land use designation, subject to the standards identified in the DMP 
guidelines. 

Surprise General Plan: The entire site is within the Surprise General Plan area, which 
designates the area for Rural Residential uses (0-1 d.u./ac). The project does not comply 
with the Surprise General Plan. However, Surprise has indicated support for the project 
su bject to a pre-annexation services and development agreement. 

Wickenburg Highway Scenic Corridor Development Guide: The Wickenburg 
Highway Scenic Corridor Development Guide identifies the subject site as being within 
"Class One" (V4-2 miles from the Wickenburg Hwy. right-of-way) and is therefore subject 
to specific requirements in the Maricopa County Zoning Ordinance. These requirements 
tend to involve design issues such as landscaping, setbacks, and building heights. The 
narrative report does not address compliance with the scenic corridor regulations. This 
will have to be addressed at the zoning stage of the project development. 

Area Land Use Analysis: 

"20. The area surrounding Walden Ranch is generally rural in nature. The most prominent 
feature is Grand Avenue (U.S. Hwy. 60), which runs diagonally northwest to 
southeast, approximately one half mile north and east of the site. The Atchison, 
Topeka and Santa Fe Railroad (AT&SF), parallels Grand Avenue on the northeast side. 
The Walden Ranch site is surrounded mostly by undeveloped desert, with scattered 
single-family residences surrounding the site. Lot sizes range from approximately one 
acre to 80 acres, with the most common lot size of 5 acres. The unincorporated 
community of Wittmann is located one-half mile to the north. Approximately one and 
a half miles north of the site is the 4,000-acre Chrysler Proving Grounds, which 
operates with a Special Use Permit. The Central Arizona Project (CAP) canal and Luke 
AFB Auxiliary Field #l are both approximately one and a half miles south of the site. 
Several older large lot residential develo ments are near the site, including Churchhill 
South 2 at the northeast corner of 211 Ave./Dixileta Dr.; Chaparral Rancheros 2 a t  t r  
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21. 

22. 

the southeast corner of 211* Ave./Patton Rd.; and Vida del Sol Estates (not built) a t  
the northeast corner of Crozier and Patton Rds. Other more recent pending or 
approved residential developments in the area include Rancho Maria, Trail of Light, 
and Peak View Ranch Units 1-3. The following 2005 aerial photograph from the 
Maricopa County Assessor's website shows the subject site in relation to surrounding 
land uses. 

Almost all of the land surrounding the Walden Ranch site is zoned Rural-43. The 
community of Wittmann is largely zoned Rl-6, except for a strip of C-2 zoning that 
runs along Grand Avenue. This C-2 commercial strip runs most of the length of Grand 
Avenue from Surprise to Wickenburg; however, due to highway widening much of the 
C-2 strip zoning has been removed from private holdings and the remaining strip is 
mostly less than 50' deep preventing any significant commercial development. 

Approximately one mile east of the site is the Sunhaven Ranch DMP. Approved by 
Maricopa County in February 2003, Sunhaven Ranch consists of approximately 2,100 
acres, and is approved for 9,012 residential units along with various commercial, 
industrial, and employment land uses. Approximately eight miles southeast of Walden 
Ranch is Sun City Grand in the City of Surprise. 
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23. Walden Ranch is located approximately one and a half miles north of the Luke AFB 
Auxiliary Field 1, and is approximately one and a quarter miles from the 65-ldn noise 
contours. As such, the development will be subjected to approximately 13,000 flight 
operations per year, a t  altitudes as low as 1,500 feet above ground. The auxiliary 
field is used for instrument approach training operations by the United States Air Force 
with flight tracks approaching from the northwest and departing to the southeast. 
Although the site is not within the noise contours of the auxiliary base, it is within the 
state-defined "territory in the vicinity of a military airport" and is therefore subject to 
noise attenuation and notification requirements per state law. Luke AFB has indicated 
that the project meets the guidelines of its Graduated Density Concept. 

The narrative report states that there are no earth fissures, subsidence or unusual soil 
conditions on the site. A Phase 1 Environmental Assessment of the entire Walden 
Ranch site was provided with the Walden Ranch application. It concluded that there 
was no evidence of recognized environmental concerns in connection with the subject 
property, and no additional environmental assessment services were recommended. 

24. 

Adjacent Road Status: 

25. The applicant will be required to enter into a development agreement with MCDOT prior 
to zoning which will include specific transportation improvements required for Walden 
Ranch. However, what fotlows is a generalized discussion of the arterial roadway 
network in and around Walden Ranch. 

O Lone Mountain Road: An E/W section line alignment that forms the northern 
boundary of the site. Currently, the road appears to be unimproved 2-lane. The 
applicant's circulation plan identifies this as a 4-lane minor arterial. The applicant will 
be required to provide a 65' half-width right-of-way. 

0 Montgomery Road: An E/W mid-section line alignment that has not been built. 
The narrative indicates this road is planned as a collector east of 215* Ave. where it 
intersects with 211* Ave. near the Wittmann Wash. The alignment is adjacent to the 
rear property lines of existing large lot properties that have access off of local roads 
to the north. The applicant will be required to provide 80' of full-width right-of-way 
(where the entire roadway is within the development) and 40' half-width right-of-way 
(where the roadway is on the perimeter of the site). 

0 Dixileta Drive: An E/W section line alignment that currently appears unimproved. 
The circulation plan identifies this as a 4-lane minor arterial. The applicant will be 
required to provide 130' of full-width right-of-way, or 65' half-width right-of-way. 

0 Peakview Road: An E/W mid-section line alignment that forms the southern 
boundary of the site, and has not been constructed. The circulation plan identifies 
this as a minor arterial/major collector. The applicant will be required to provide a 
40' half-width right-of-way. 
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0 Grand Avenue (US Hwy. 60): State-maintained 4-lane divided, limited access 
interregional thoroughfare. No additional improvements or dedication will be required 
at this time. 

26. North/South Arterial and Mid-Section Roads: 

0 Crozier Road (219* Avenue): A N/S section line alignment that forms the 
western boundary of the site. Crozier Road, currently a 2-lane paved road, links 
Wittmann on the north to Patton Road on the south. The circulation plan identifies 
this as a major arterial. Crozier Rd. is planned to be an ultimate 6-lane principal 
arterial to MCDOT standards. The applicant will be required to provide a 65' half- 
width right-of-way. 

215* Avenue: A N/S mid-section alignment that forms the eastern border of 
the site, south of Dixileta Dr. This road currently does not appear to exist on the 
site, although several existing large lot properties appear to have access off of an 
unimproved road along the alignment. The circulation plan identifies this as a 
minor arterial/major collector. The applicant will be required to provide a half- 
width right-of-way of 40'. 

0 

0 211* Avenue: A N/S section line alignment that forms the eastern boundary of 
the site between Montgomery Rd. and Dixileta Dr. It appears that this road is 
currently a 2-lane paved road, except near Grand Ave. south of Lone Mountain 
Rd., where it curves and connects to Grand Ave. The circulation plan identifies it 
as a 4-lane minor arterial. The applicant will be required to provide a 65' half- 
width right-of-way. 

Existing On-Site and Adjacent Zoning: 

27. On-site: Ru ral-43 
North: 

East: 

South: Rural-43. 
West: 

Rural-43 (Rl-6 and C-2 zoning in Wittmann), SUP for mobile home 
park, small parcel of R-5. 
Rural-43 (mix of residential and non-residential zoning districts in the 
nearby Sun Haven Ranch DMP). 

Rural-43 (small parcel with MHR overlay to allow manufactured 
housing, which was a separate zoning overlay district prior to 1994 but 
now would require a Special Use Permit). 

Existing On-Site and Surrounding Land Use: 

28. On-site: Vacant 
North: 

East: 

Vacant; scattered large-lot single-family residential; small-lot residential 
development in unincorporated community of Wittman 
Vacant; scattered la rg e-lot sing le-fa mil y residential ; Ch u rchil I 
South 2 (existing large-lot single-family residential, sparsely built) 
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South: 

West: 

Vacant; scattered large-lot single-family residential and rural uses; Vida 
del Sol Estates (existing large-lot development, not built) 
Vacant; scattered large-lot single-family development 

Existing Utilities and Service Status: 

29. Water: West End Water Company - currently do not have service 
agreement, and part of the project is not within the company's service area 

service agreement with the city. 

Fire Protection: 

Police Protection: Maricopa County Sheriffs Office - nearest identified substations in 
Wickenburg and Sun City 

30. Sewer: Within the City of Surprise sewer service area; however, will require a 

Wittman Fire District - fire station at  215* AveJGrand Ave. 31. 

32. 

33. Refuse Collection: Private (not specified) 

34. Public Schools: Nadaburg Elementary School District 

Wickenburg Unified School District (high school) 

Peoria Unified School District (high school) 

35. Electric: Arizona Public Service (APS) 

36. Natural Gas: Southwest Gas 

37. Telephone: Not specified 

38. Irrigation: None 

Reviewing Agencies: (Reviewed at March 16,2004 and June 21,2005 T.A.C. meetings.) 

39. 

40. 

Department of Transportation (MCDOT): 
MCDOT has no objection to the project, with stipulations (See the attached memo). 

Per memo dated June 20, 2006, 

Environmental Services Department (MCESD): MCESD does not support this 
project (see the attached email thread). MCESD identified that the DMP will require a 
private utility to obtain a CC&N expansion for water service. This project is in the 
Surprise general planning area. Because the CC&N expansion is being challenged by 
Surprise, it is uncertain that Arizona Corporation Commission will allow a private utility 
to serve this area. 
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41. Flood Control District (FCD): FCD has no objection to the project, with stipulations 

(See the attached memo.) 

42. Drainage Review: Drainage Review has no objection to the project, with 
stipulations (See the attached memo.) 

City of Surprise: Per letter dated May 16, 2006, Surprise indicates support for the 
land uses shown in the most recent DMP submittal, and their intent to provide 
wastewater services to the property contingent upon the approval and execution of a 
pre-annexation development agreement (See attached letter). However, as previously 
noted, they are not supporting the CC&N expansion application from the project's 
proposed water service provider. 

Luke AFB: Per letter dated April 11, 2006, Luke AFB indicates that the proposed gross 
residential densities were consistent with LAFB's Graduated Density Concept "in the 
absence of a more restrictive state, county, or municipal general or comprehensive 
plan." The letter also states that the development starts approximately 1 to 2 3h miles 
west and north of the 2004 65 Ldn, "high noise or accident potential zohe". They 
encourage a strong notification program on the part of the applicant to inform 
potential residents and other parcel users about Luke AFB operations. These 
operations include approximately 13,000 flights operations per year at altitudes as low 
as 1,500 feet. The letter also recommends the review of sound attenuation 
requirements found in A.R.S. 5 28-8482 (See attached letter). 

MC Parks Dept.: Per letter dated March 23, 2004, the Maricopa County Parks & 
Recreation Department requests a stipulation requiring the property owner provide a 
$150 contribution to their department for each building permit issued within the DMP 
to defray operational and maintenance costs incurred by the impact of residents on 
White Tank Mountain Regional Park. In addition, per letter dated August 2, 2004, the 
Maricopa County Parks & Recreation Department requests an additional stipulation 
requiring the property owner or the home builder to provide a $150 contribution to 
their department for every building permit issued within the DMP to benefit the 
Maricopa Trail for design, construction, enhancement, operation, and maintenance. 

MC Sheriff's Office: Per letter dated April 3, 2006, the Maricopa County Sheriff's 
Office indicates that the Walden Ranch development is within the MCSO, District I11 
jurisdiction. As communities in unincorporated areas continue to produce higher 
density housing developments and population increases, it becomes necessary to 
increase the allotted manpower required by the Sheriff's Office to continue the same 
quality level of service currently provided (See attached letter for list of increase in 
personnel and equipment required). 

MC Library District: Per letter dated June 3, 2005, the library district has no 
objections, however they are requesting a $596 per housing unit quality of life 
assessment in order to help meet future needs associated with this project (see 
attached letter). 

43. 

44. 

45. 

46. 

47. 
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48. AZ Dept. Water Resources: Per letter dated June 2, 2005, ADWR indicates that a 
Certificate of Assured Water Supply must be obtained for this development prior to 
recordation of any final plat. 

AZ Dept. of Transportation (ADOT): Per letter dated April 13, 2006, ADOT states 
that the proposed Master Plan at this time will have no impact on ADOT highway 
facilities in this area (See attached letter). 

49. 

~ Public Participation: 

50. State Historic Preservation Office (SHPO): Per the letter dated April 13, 2006, 

I 

SHPO recommends that a qualified cultural resources specialist survey the project area 
to determine the presence or absence of historic properties. Based on SHPO's records, 
the project area of the proposed Walden Ranch has not been surveyed and should be 
inspected for cultural resources (See attached letter). 

I 

51. Nadaburg School District (NSD): Per letter dated March 16, 2004, the Nadaburg 
School District indicated that before the district will lend its support to a development 
project, the governing board requires the developer to enter into the district's 
Developer Assistance Agreement (See the attached letter). The developer met with 
NSD after the T.A.C. meeting to discuss their requirements. The NSD expressed 
concerns about the original school site being located on 211* Avenue, a potentially 
dangerous location. The developer altered the land use plan so that the school site is 
more centrally located and adjacent to the community park. The developer also 
agrees to donate an 11.97-acre elementary school site and enter into a Developer's 
Assistance Agreement with NSD. However, in a recent phone conversation with the 
school district's business manager, staff learned that the applicant has not had any 
contact with the school district in over a year, so it is unclear whether the current 
proposal by the applicant is satisfactory. 

52. Wittmann Fire District: Per letter dated October 18, 2004, the Wittman Fire District 
indicated that there are two fire stations located near the site, and that they will 
provide services to the development (See attached letter). 

53. Other: The application material was also routed to the Wickenburg Sun newspaper, 
Maricopa Association of Governments (MAG), Arizona State Land Dept., Arizona Game 
and Fish Dept., Arizona Department of Environmental Quality, and Arizona Office of 
the Attorney General. To date, no written comments have been received from these 
agencies. 

54. The required stakeholder notification was completed, although the applicant sent 
notification letters to an outdated list of property owners within 300 ft. of the site 
before staff asked them to revise their mailing list. I n  addition, only three signs were 
posted to announce the public hearings, when eight are required according the public 
hearing site posting requirements. After staff notified the applicant about the 
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discrepancy, they agreed to post five additional signs and send notification letters to 
all property owners within 300' according to the latest assessor's records, and also to 
residents and other stakeholders who had indicated an interest in the case as part of 
the applicant's public participation plan. 

The citizen participation plan included two meetings with affected stakeholders. The 
first neighborhood meeting was held on May 4, 2004 in which approximately 25 
residents, a representative of the Nadaburg School Board, and the applicant's 
representatives discussed the proposed project. Some of the questions raised by 
stakeholders concerned traffic issues, impact fees, use of trails and parks, right-of-way 

55. 

requirements, fire service, price and size range of houses, wash crossings, street 
lighting, and timing of development. A second neighborhood meeting was held on 
July 27, 2005, which was attended by approximately 35 residents. Many of the same 
issues that were discussed a t  the first meeting were still concerns for many of the 
residents living in the area, including density, lot sizes, traffic generation, roadway 
improvements, provision of services such as water, sewer, police and fire protection, 
and overcrowded schools. Some of the questions and concerns were addressed by 
the developer and consultant as follows: 

0 The developer has agreed to donate the school site and make a $1,000 per unit 
donation to the school district. 

0 The developer will make major street improvements adjacent to the DMP and will 
pay an impact fee per unit to MCDOT minus the value of the adjacent major street 
improvements. 

0 The trails and parks are private but will be accessible to allow public use of the 
park facilities as long as non Walden Ranch residents respect the use of the parks. 

0 The price of the houses will probably range between $150,000 and $300,000. 

0 The smallest houses will probably be 1,300 square feet on the smallest lots and 
over 3,000 square feet on the largest lots. 

0 Odor complaints can be mitigated by writing language into the CC&Rs that the area 
is rural and surrounding properties have farm animals and no complaint can be 
filed based on odor from surrounding rural properties. 

0 The wash crossing Dixileta Dr. will most likely run under a culvert with a concrete 
head wall to make this a "dry crossing." 

0 Are not sure what the street lighting requirements are in the county, but will ask if 
lighting intensity can be kept to as low a level as possible. 

0 If everything is approved, it is anticipated that development would start in January 
2007 and the first residents would move in by December 2008. 
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0 The issue of how future additional right-of-way and paving improvements would be 

made along arterials next to homes that are already too close to the street could 
not be completely answered. 

Discussion and Evaluation: 

56. 

57. 

58. 

Throughout review of this project, staff has expressed concern about the lack of non- 
residential uses in this master-planned community. In particular, staff is concerned 
about the lack of sufficient employment related land uses very few commercial 
land uses to serve future residents. 

At buildout, the Walden Ranch project will contain approximately 5,030 residents - the 
same as is currently found in the Town of Wickenburg - but sets aside only 2.3% of 
the project for retail commercial land uses and 1.6% for employment land uses. The 
result is not a mixed use master-planned community as identified in Maricopa County's 
Development Master Plan Guidelines, but in effect a large, mostly residential project. 
Staff is also concerned that only 5.5% of the project is set aside for active park space. 
As currently proposed, this project does not provide the types and balance of land 
uses as required per Maricopa County's adopted comprehensive plan, White Tank and 
Grand Avenue Area Plan, and Development Master Plan guidelines. 

Staff maintains its concerns about the land use plan as proposed. Eye to the Future 
2020, the Maricopa County Comprehensive Plan, is clear in identifying that 
Development Master Plans are the preferred type of development in Maricopa County 
because they can and should offer mixed land use opportunities. This is necessary 
because most unincorporated DMPs occur in outlying areas where urban services are 
limited or nonexistent, and therefore could place an undue financial burden on county 
taxpayers. This concept is consistently reinforced throughout the Comprehensive Plan 
as demonstrated by the following language: 

'' Objective GI: Encourage time& orderQ, and fiscally responsible growth 
within.. .mixed use Development Master Plans. 
-Growth Areas Element, Eye to the Future 2020 

"Development Master Plans prowue oppottunities for creative and innovative 
desBn and development techniques. These communities have the potential to 
provide mixed land use opporfunities, a wide range or housing choices, open 
space and recreational opportunities, and an appropiate multi-modal 
transpottation system connected to schools, park, retail and employment 
centers, I* 
-Land Use Element, Eye to the Future 2020 

"Objective L5: Promote master planned communities that provide a mix of 
housing @pes and land uses, 
Polil'cy L5.1: Encourage the creation of master planned communities that 
provide &verse land uses. 
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-Land Use Element, Eye to the Future 2020 

"Development master plans (DMPs) allow for creative des.n techniques and 
require a high level of commitment to ensure adequate facilities and 
infiastrudure are provided While development master plans vary by size and 
location, they should demonstrate the fo1.owing features: 

0 Mixed land use opportunities and a range of housing types 
0 Multimodal transpottation Opportunities to reduce automobile dependency 

and increase access and mobility 
0 Employment opportunities that contribute to a communivs economic base 

while increasing the reside& to jobs balance 
-Maricopa County Development Master Plan Guidelines 

59. The Walden Ranch narrative provides an explanation for why additional commercial 
and employment uses are not feasible or necessary in this project, relying primarily on 
other areas to provide these uses. However, other large master-planned comm 
approved in unincorporated Maricopa County-also located in close proximi 
planned (although not built) employment and commercial uses-contain a mix of uses 
to help ensure that their projects meet the intention of the Maricopa County 
Development Master Plan Guidelines, and is as balanced and self-sufficient as 
possible. Examples include Vistancia (a.k.a. Lakeland Village), which contains 
approximately 19T0 Commercial and Employment uses, and Sunhaven Ranch, which 
contains approximately 15O/0 Commercial and Employment uses. Further, without an 
appropriate land use mixture, this project will capture very few of the daily vehicle 
trips generated, placing a greater burden on the adjacent and regional transportation 
system. This is one reason why capturing ADTs in large master- planned communities 
is so important. 

With respect to Walden Ranch, staff does not anticipate that large corporate, 
business, or industrial parks would be viable in this project. However, staff does 
believe that this project can and should include professional, semi-professional, and 
business offices. This would include those uses allowed in Maricopa County's 
Commercial Office zoning district, including medical/dental offices, public buildings, 
and those that typically cater to finance, insurance, real estate, banking, employment 
services, legal, and other professional/semi-professional occupations. Such uses not 
only provide employment opportunities for residents, but also valuable services 
beyond retail commercial. 

To address concerns about the limited amount of employment related land uses in the 
project, staff has recommended a stipulation that would require all 8.2 ac. of parcel 2, 
and not less than 7 ac. of parcel 1 to be rezoned to Commercial Office (C-0). 
Although this would still leave the project short of the recommended DMP guidelines, 
it would result in a more balanced mix of land uses and make Walden Ranch a more 
self-sufficient community as envisioned in the DMP guidelines. 

60. 

61. 

Agenda Item: 3 - DMP2004001 
Page 15 of 26 



62. 

63. 

1 -) 

Staff is concerned that the applicant did not adequately notify local residents about 
their final proposal and about the public hearings. Although there was a significant 
amount of public opposition prior to the previous public hearing in September 2004, 
very few additional responses have been received in the interim. It is not clear 
whether this is the result of changes made to the applicant's proposal, or whether 
residents' are unaware that the case has been reactivated. However, the applicant's 
initial lack of conformance with the site posting and notification requirements, along 
with their request to be placed on the agenda without all county reviewing agencies' 
sign off gives the appearance that there was not a sincere effort to engage the local 
community in a true public participation process. 

Staff received approximately 18 phone calls: five of general inquiry, three in favor of 
the project, and 10 against the project. Most calls were from residents of Wittmann; 
others owned land near the subject site. Staff received 61 letters/comments opposed 
to the project and 3 letters in support of the project. Most were residents of "greater 
Wittmann," which is the area zoned Rural-43 near the community of Wittmann. One of 
these letters contained the names and addresses of 15 Wittmann residents or 
landowners who also oppose the project. 

64. 

65. 

"66. 

The City of Surprise has provided a letter indicating general support of the project and 
outlines their intent to provide sewer services to the site subject to a pre-annexation 
service agreement. This letter reverses their initial opposition to the project and 
states that they intend to initiate annexation of Walden Ranch when possible. 
However, since this project is located within the City of Surprise planning area, and 
Surprise has also indicated that they oppose expansion of the proposed. water service 
provider's CC&N because they wish to be the sole water provider for projects within 
their municipal planning area; if recommended for approval, staff recommends a 
stipulation that a pre-annexation service agreement with Surprise be required prior to 
any rezoning of the site. 

There is pending litigation over the expansion of the CC&N by West End Water 
Company, the proposed water service provider for the project, and the City of Surprise. 
MCESD has not signed off on the case due to lack of clarity over the water service 
provider for the project, which affects the viability of this project. 

This case was continued from July 13, 2006 to allow the applicant an opportunity to 
get a "will-serve" letter for water service from the City of Surprise. No written 
confirmation of an agreement to provide water service has been received from 
Surprise at the writing of this report. 
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Recommendation : (DMP200400 1) 

67. Staff recommends an indefinite continuance of DMP2004001 for the following 
reasons: 

0 MCESD has not signed off on the case due to lack of clarity over the water service 
provider for the project 

0 There is pending litigation over the expansion of the CC&N by West End Water 
Company, the proposed water service provider for the project, and the City of 
Surprise. 

68. However, if the Commission decides to recommend the case to the Board of Supervisors, 
staff recommends denial of DMP2004001 for the same reasons. 

69. However, should the Commission recommend approval of this request, staff 

Development shall comply with the Development Master Plan document entitled 
"Walden Ranch Development Master Plan", a bound document, dated revised 
March 15, 2006 and stamped received March 22, 2006, including alt exhibits, 
maps, and appendices, except as modified by the following stipulations. 

Development shall comply with the Development Master Plan document entitled 
"Walden Ranch Land Use Plan", consisting of one page, dated June 22, 2006 
and stamped received June 23, 2006, except as modified by the following 
stipulations. 

Changes to the Walden Ranch Development Master Plan with regard to use and 
intensity, or changes to any of the stipulations approved by the Maricopa 
County Board of Supervisors, shall be processed as a revised application with 
approval by the Board of Supervisors upon recommendation by the Maricopa 
County Planning and Zoning Commission. Revised applications shall be in 
accordance with the applicable Development Master Plan Guidelines, 
subdivision regulations, and zoning ordinance in effect at  the time of 
application(s) submission. The Maricopa County Planning and Development 
Department may approve minor changes administratively as outlined in the 
Maricopa County Development Master Plan Guidelines in effect at the time of 
amendment. Non-compliance with the approved Walden Ranch Development 
Master Plan narrative report, maps, and exhibits, or the stipulations of approval 
will be treated as a violation in accordance with the provisions of the Maricopa 
County Zoning Ordinance. 

All stipulations of approval shall remain in effect in the event of a change in 
name of the Walden Ranch Development Master Plan. 

recommends that it be subject to the following stipulations: 

a. 

b. 

c. 

d. 
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e. I f  the initial final plat has not been approved within four (4) years from the date 
of Board of Supervisors approval of this development master plan approval, this 
development master plan will be scheduled for public hearing by the Maricopa 
County Board of Supervisors, upon recommendation by the Maricopa County 
Planning and Zoning Commission, to consider revocation of the adopted 
development master plan. Further, should this development master plan be 
rescinded, all zoning and other entitlement changes approved as part of the 
Walden Ranch Development Master Plan shall also be considered for reversion 
by the Board of Supervisors and upon recommendation of the Commission, to 
the previous entitlements. 

Prior to approval of any zone change, the master developer shall enter into a 
development agreement with Maricopa County that addresses short- and long- 
term service, infrastructure, operation, maintenance, and financial assurance 
needs of Maricopa County agencies necessary to provide adequate services and 
infrastructure to future residents of the Walden Ranch Development Master 
Plan. Further, prior to approval of any final plat this development agreement 
shall be signed by both the master developer and the designated Maricopa 
County representative@) and provided to the Maricopa County Planning and 
Development Department for public record. Maricopa County reserves the right 
to modify the development agreement if it is determined that such changes are 
necessary due to changing circumstances or conditions, although such 
modifications are subject to approval by the Board of supervisors. The master 
developer may also petition for modifications, which are also subject to 
Maricopa County Board of Supervisors approval. 

Prior to approval of any zone change for the Walden Ranch Development 
Master Plan, the master developer shall provide the Maricopa County Planning 
and Development Department with a pre-annexation services and development 
agreement with the City of Surprise, which identifies their intention to provide 
water and/or wastewater services to the property. This pre-annexation 
agreement shall be signed by both the Walden Ranch master developer and the 
City of Surprise. 

f. 

g. 

h. Until such time that organization takes place, notification shall be provided to 
future residents that they are not located within an organized high school 
district, and that high school students will have to attend a high school either in 
the Town of Wickenburg or the City of Peoria. Such notification shall be placed 
on all final plats, be permanently placed on the front door of all home sales 
offices on not less than an 8’12 x 11 inch sign, and be included in all covenants, 
conditions, and restrictions (CC&Rs), and include identification of which high 
schools have capacity and have agreed to accept students from outside their 
district. 

1. Master developer shall provide notification to future homeowners that they are 
located in close proximity to the Luke Air Force Base Auxiliary Airfield #l 
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facility, and thus will be subject to loud noise from military aircraft overflights, 
with the following language: 

"You are buying a home or property in the "vicinity of a military airport" as 
described by State of Arizona statute A.R.S. 528-8481, Your house should 
include "sound attenuation'' measures as directed by State law. You will be 
subject to direct over flights and noise Luke Air Force Base jet aircraft in the 
vicinity. 

Luke Air Force Base executes over 200,000 flight operations per yea 
average of approximately 170 over flights a day. Although Luke's primary 
flight paths are located within 20 miles from the base, jet noise will be apparent 
throughout the area as aircraft transient to and from the Barry M. Goldwater 
Gunnery Range, and other flight training areas. 

Luke Air Force Base may launch and recover aircraft in either direction off its 
runways oriented to the southwest and northeast. Noise will be more 
noticeable during overcast sky conditions due to noise reflections off the clouds. 

Luke Air Force Base's normal flying hours extend from 7:OO a.m. until 
approximately midnight, Monday through Friday, but some limited flying will 
occur outside these hours and during most weekends. 

Luke Air Force Base Auxiliary Field 1, located approximately 15 miles to the 
northwest of Luke Air Force Base is a site of intense instrument procedure 
landing approaches, with approximately 12,000 flight operations per year. 
Aircraft will descend down to 200 feet above the ground over the Auxiliary 
Airfield and will create severe noise in that area. 

For further information, please check the Luke Air Force Base website a t  
www.luke.af.mil/urbandevelopment or contact the Maricopa County Planning 
and Development Department." 

Such notification shall be recorded on all final plats, be permanently posted on 
not less than a 3 foot by 5 foot sign in front of all home sales offices, be 
permanently posted on the front door of all home sales offices on not less than 
an 8Y2 inch by 11 inch sign, and be included in all covenants, conditions, and 
restrictions (CC&Rs) as well as the Public Report and conveyance documents. 

j. Master developer shall noise attenuate all structures as required under Arizona 
Revised Statutes. 

The master developer shall be responsible for the construction of all public and 
private on-site roads within the Walden Ranch Development Master Plan. 
Further, the Walden Ranch homeowners association shall be responsible for the 
maintenance and upkeep of all private roads, public open spaces and facilities, 

k. 



washes, parks, roadway median landscaping, landscaping with public rights-of- 
way, and all pedestrian, bicycle, and multi-use paths. 

I, Prior to approval of each final plat, the master developer shall submit to the 
Maricopa County Planning and Development Department a landscape inventory 
and salvage plan which identifies and assesses the native vegetation within the 
development parcels, and which determines the preservation/dispositon for 
each of the selected native vegetation. 

m. Landscaping of all common spaces, exce for identified 
recreational areas, within Walden Ranch shall consist of indigenous and near- 
native plant species of a xeriphytic nature. 

All irrigation water supplied for common/open space areas and lakes shall be 
provided entirely by a renewable supply of water, such as treated effluent, 
surface water, or Central Arizona Project (CAP) water, within five (5) years after 
issuance of the first building permit. Interim water for the purposes noted may 
be supplied by groundwater and shall comply with all Arizona Department of 
Water Resources regulations. Proof of conversion from groundwater to a 
renewable water supply shall be provided to the Maricopa County Planning and 
Development Department within the fiv 

The Walden Ranch Development Master Plan shall be developed sequentially as 
depicted on the phasing diagram contained in the Walden Ranch Development 
Master Plan narrative report. 

p. The total number of residential dwelling units for the Walden Ranch 
Development Master Plan shall not exceed 1,572. To help ensure compliance, 
the cumulative number of dwelling units, in relation to the identified limit, shall 
be identified on all plats. 

n. 

ar requirement. 

0. 

q. Residential development shall be prohibited on areas with a slope of lSO/O or 
greater. 

The master developer shall submit a written report to the Maricopa County 
Planning and Zoning Commission outlining the status of the Walden Ranch 
Development Master Plan every three years following Board of Supervisors 
approval. The status report shall discuss development progress, including the 
total number of units built and platted, locations of areasjparcels under 
construction, status of infrastructure development, status of non-residential 
property, progress on how the stipulations of approval are being implemented, 
and any other information as requested by the Maricopa County Planning and 
Development Department. 

Until annexation of the entire development master plan takes place, the master 
developer shall notify all future Walden Ranch Development Master Plan 

r. 

s. 
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residents that they are not located within an incorporated city or town, and 
therefore will not be represented by, or be able to petition a citizen-elected 
municipal government. Notification shall also state that residents will not have 
access to municipally-managed services such as police, fire, parks, water, 
wastewater, libraries, and refuse collection. Such notice shall be included on all 
final plats, be permanently posted on the front door of all home sales offices on 
not less than a three (3) foot by five (5) foot sign, and be included in all 
homeowner association covenants, conditions, and restrictions (CC&Rs). 

t. All park facilities shall be completed concurrently with residential development 
of the respective plat on which the park is shown. Park facilities and amenities 
shall be identified on all applicable plats, and are subject to review by the 
Maricopa County Planning and Development Department. 

Not less than 8.55 acres shall be reserved for Recreational Open Space (ROS) 
land use. Further, the project shall have not less than three (3) park sites of 
approximately three (3) acres each, with one park in each neighborhood cluster 
(north, central, and south) as described in the Walden Ranch Development 
Master Plan narrative report. Further, not less than fourteen (14) pocket parks 
at least one (1) acre size each shall be provided. All parks shall include 
recreational amenities. At  the time of each preliminary plat submission, the 
master developer shall include a description of the status of the cumulative ROS 
acreage and park numbers with respect to the requirements of this stipulation. 
A description of the types of recreational amenities that will be included in the 
ROS and mini-park areas shall also be submitted with all preliminary plats to 
the Maricopa County Planning and Development Department. 

v. Not less than 19.98 acres shall be reserved for commercial land uses. I n  
addition, all of parcel 2 (8.2 acres) and at least 7 acres of parcel 1 shall be 
rezoned to Commercial Office (C-0). To help ensure compliance, at the time of 
each preliminary plat submission the master developer shall include a 
description of the status of the cumulative commercial land use acreage with 
respect to the requirements of this stipulation. 

Unless otherwise agreed to by the applicable school districts, not less than one 
(1) school site and a minimum of 11.97 acres shall be reserved for schools. 

The master developer shall provide non-vehicular multi-use trails along all 
major arterials. Such trails shall be identified on all plats and are subject to 
approval by Maricopa County. 

Prior to zone change approval, the master developer shall provide a “will serve” 
letter and a Certificate of Convenience and Necessity from a qualified public or 
private water and wastewater provider demonstrating commitment to serve the 
entire Walden Ranch Development Master Plan with water and wastewater 

u. 

w. 

x. 

y. 
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service, which is subject to approval by the Maricopa County Department of 
Environmental Services. 

Z. 

aa. 

bb. 

Prior to approval of the first preliminary plat, the master developer shall provide 
a "will serve" letter for fire protection from the Wittmann Fire District or another 
qualified public or private fire service provider demonstrating commitment to 
serve the entire Walden Ranch Development Master Plan, which is subject to 
approval by the Maricopa County Planning and Development Department. 

An archaeological survey of the subject p petty shall be conducted prior to 
approval of any preliminary plat to locate and evaluate any cultural resources 
on the site. Once complete, a report of the results shall be provided to the 
Arizona State Historic Preservation Officer for review and comment before any 
ground disturbing activities related to development are initiated. The applicant 
shall perform an archaeological analysis to evaluate the eligibility of cultural 
resource sites for the National or State Register of Historic Places. If Register 
eligible properties cannot be avoided by development activities, then the 
Arizona SHPO shall determine if a data recovery (excavation) program is 
necessary. Should federal permits be required for the project, then any 
archaeological work performed must meet the Secretary of Interior Standards, 
and will be subject to the National Historic Preservation Act. 

A quality of life assessment of $596.00 for each housing unit built is to be made 
available to the Maricopa County Library District for the purposes of future 
library service and infrastructure needs. 

cc. One hundred fifty dollars ($150) per residential unit will be paid by the master 
developer as each residential building permit is issued, to a fund for the White 
Tank Regional Park for trails and facilities enhancement and maintenance. The 
County shall deposit and hold all receipts in the parks special revenue fund for 
the specific purposes stated above. All interest earned on the fund shall remain 
an asset of the fund. The assets of this fund are not intended to replace 
existing county appropriations for similar purposes, but rather are intended as 
supplemental resources resulting from additional park usage by Walden Ranch 
residents. Maricopa County Parks and Recreation Department will provide each 
residential unit in the Walden Ranch Development Master Plan with a one-year, 
seventy-five ($75) voucher toward the purchase of an annual pass for entrance 
into any desert mountain regional park administered by said department, 
except Lake Pleasant Regional Park. 

One hundred fifty dollars ($150) per residential unit shall be paid by the master 
developer as each residential building permit is issued, to a fund for the 
Maricopa Trail for design, construction, enhancement, operation and 
maintenance. The County shall deposit and hold all receipts in the trails special 
revenue fund for the specific purposes stated. All interest earned on this fund 
shall remain an asset of the fund. The assets of this fund are not intended to 

dd. 
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replace existing County appropriations for similar purposes, but are intended as 
supplemental and enhancement resources needed as this community grows in 
its residents' use of the Maricopa Trail. 

Prior to approval of the first final plat, the master developer shall enter into a 
development agreement with the Maricopa County Sheriff's Office which 
addresses the manpower and equipment necessary to serve the Walden Ranch 
DMP, as identified in the MCSO letter to the Maricopa County Planning and 
Development Department dated received April 3, 2006 and signed by Captain 
R. Stoner. Further, prior to approval of any final plat thi 
agreement shall be signed by both the master developer and the Maricopa 
County Sheriff's Office and provided to the Maricopa County Planning and 
Development Department for public record. 

The following Maricopa County Drainage Review stipulations shall apply: 

1. Provide detail contours with the first preliminary plat submittal to 

ee. 

ff. 

demonstrate water does not flow across US 60. 

2. Utilize the latest Wittmann Area Drainage Master Study with the first 

The following Maricopa County Department of Transportation stipulations shall 

1. The Applicant shall provide a Traffic Impact Study (TIS). The TIS shall 

preliminary plat submittal. 

gg. 
apply: 

comply with MCDOT requirements and shall address development phasing 
and the offsite improvements necessary to accommodate the anticipated 
traffic demands. The TIS must be approved before subsequent approval of 
any roadway improvement plans. The TIS shall be updated prior to the first 
final plat approval and with each development phase to reflect current 
conditions and any changes to the development plan. Additional lane 
capacity on offsite alignments will be reviewed with each resubmittal of the 
TIS. The project must comply with all recommendations in the MCDOT- 
approved TIS. The Applicant needs to provide an UPDATED TIS prior to 
rezoning. 

2. The Applicant shall make a contribution to regional transportation 
infrastructure. The contribution shall be $3,281.00 per residential dwelling 
unit. The Applicant may choose to construct off-site street improvements in 
lieu of payment of this contribution. Such off-site street improvements must 
be "system roadways," must be all-weather facilities, must meet county 
standards in effect at  the time they are improved, and must be pre-approved 
by MCDOT. MCDOT may require a Development Agreement to detail the 
specifics of construction, including phasing and timing. If the Applicant 
chooses not to construct off-site regional roadway improvements, the 
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Applicant shall pay the contribution amount at the time individual building 
permits are issued, or per an alternate agreement as approved by MCDOT. 

3. If required per item 2 above, a Development Agreement shall be executed 
prior to any preliminary plat approval. The Development Agreement shall be 
an enforceable contract, regardless of annexation. 

. The Applicant shall provide the ultimate full or half-width of right-of way for 
I1 public roadways as follows: 

A.) Crozier Road: 65 Feet 
B.) 215th Avenue: 80 Feet and 40 Feet 
C.) 2 l l th  Avenue: 65 Feet 
D.) Lone Mountain Road: 65 Feet 
E.) Montgomery Road: 80 Feet and 40 Feet 
F.) Dixileta Drive: 130 Feet and 65 Feet 
G.) PeakView Road: 40 Feet 

The above references interior and perimeter roads. (The project boundary is 
the centerline of all perimeter roadways and/or roadway alignments.) Full- 
width right-of-way shall be provided where the entire roadway is within the 
development (interior roadways). Half-width right-of-way shall be provided 
where "half" of the roadway is within the development (perimeter roadways). 

Additional right-of-way shall be dedicated at any intersections where future 
dual left turn lanes are possible. The widened right-of-way section shall 
accommodate the length of the left turn lane, including reverse curves. 

5. The Applicant shall be responsible for design and construction of the ultimate 
full-width of all interior roadways, and the ultimate half-width of all perimeter 
roadways, unless approved otherwise by MCDOT. A portion of these 
improvements may be creditable to the Applicant's contribution referred to in 
item 2. All roadways must meet county standards in effect a t  the time they 
are improved. Half-width roadways must be designed so as to safely carry 
two-way traffic until the ultimate roadway is constructed. 

Montgomery Road shall be constructed as either a full width interior street or 
a half width perimeter street, UNLESS released from this requirement by both 
Maricopa County and the City of Surprise. Whether bridges or low-flow 
crossings will be required will be determined at a later date. 

6. The Applicant is responsible for assuring paved access to their site at the time 
of the first final plat. Improvements necessary to provide paved access may 
or may not be creditable to the Applicant's contribution referred to in item 2. 
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7. The Applicant shall provide all-weather access to all parcels and lots, and on 
all arteriat roadways. 

8. The Applicant shall provide and make available a minimum of two access 
points to each development ph 

9. The Applicant shall not locate 
(The schools may NOT "back up" to arterials.) Pedestrian routes to school 
shall be planned so if nec ry, they shall only cross arterials at signalized 
intersection. 

and/or subdivision unit. 

entary or middle schools on arterial roads. 

1O.The Applicant shall design the development to promote pedestrian, bicycle 
and other alternative modes of transportation to public facilities within and 
adjacent to the site (i.e., bus bays, electric vehicles, shared accommodations, 
internal trail systems, etc.). Crossings of arterials at other than signalized 
intersections shall be grade separated. 

11.If streetlights are provided, installation shall be provided by the Applicant. If 
streetlights are within public rights-of-way, a Street Light Improvement 
District (SLID) or comparable authority shall be established to provide 
operation and maintenance. The Applicant should contact the Office of the 
Superintendent of Streets (602-506-8797) to initiate the SLID process. 

requirements and to conform to Chapter 9 of the MCDOT Roadway Design 
Manual. The Applicant (or as assigned to the Home Owner's Association 
(HOA)) shall be responsible for maintenance of landscaping within public 
rig hts-of-way. 

13.The Applicant shall provide a construction traffic circulation plan. The 
construction traffic circulation plan must be approved by MCDOT. 

14.The Applicant shall comply with all applicable local, state and federal 
requirements. (Dust control, noise mitigation, AZPDES, 404 permitting, etc.) 

12.The Applicant shall design landscaping to comply with all MCDOT 

15.The Applicant shall provide written documentation of ADOT's requirements 
and approval. The Applicant shall provide written documentation of City of 
Surprise's approval. 

16.The Applicant may need to provide additional improvements along 2 l l th  
Avenue to accommodate traffic movements to and from the school site. 

17.The Applicant shall address all Transportation Planning comments prior to 
rezoning. 
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hh. The following Flood Control District of Maricopa County stipulations shall apply: 

1. Prior to any work being done in the floodplain, a Floodplain Use Permit will 
be required from the Regulatory Division of the Flood Control District. 

Attachments: Case map 
Vicinity map 
Narrative Report text (21 pages) 
Land Use exhibit (1 page) 
MCDOT comments (3 pages) 

Note: 

MCESD e-mail (2 pages) 
FCD comments (1 page) 
Drainage Review comments (1 page) 
MCSO comments (3 pages) 
MC Library District (1 page) 
Parks & Rec. comments (2 pages) 
Parks & Rec. e-mail regarding Maricopa Trail (1 page) 
Arizona Dept. of Transportation (1 page) 
Arizona Dept. of Water Resources (1 page) 
State Historic Preservation Office (2 pages) 
City of Surprise letter (2 pages) 
Nadaburg School District comments (2 pages) 
Wittmann Fire District comments (1 page) 
Luke AFB comments (2 pages) 
Written letters of opposition 
(66 letters, 83 pages, includes additional letters since 9/23/04) 

Narrative report (17 pgs. plus appendix) and Land Use Map (1 full-size 
page) were enclosed with the July 13,2006 packet 
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Applicant Earl, Curley & LaGarde 
'.. section 











lude 456-acres of residential, primarily Small L 
res of Medium Density Residential (MDFQ, and a 

school site, 8-acre office center, and a 12-acre 
pace, including 20-acres of preserved wash corridors, an 8.5-acre 
d 3-acre neighborhood parks, smaller pocket parks, and trails. 
1,572 residential lots with an overall residential density of 3.14 

dential uses, including school site, community 
together on 4bcres near the northwest corner 

Grand Avenue is a longs 

~ 



better access has 

in all directions is 







lectric utilities on-site. 
Road and Dace Lane. T 

RESIDENTIAL 



COMMERCIAL 





Walden Ranch 

Maricopa County Department of Transportation (MCDO;T), The City of Surprise plan 
designates 21 lth Avenue as a major arterial between Dixileta Drive and Sun Valley 
Parkway. North of Dixileta, where MCDOT calls for major arterial half-width ROW of 65- 

~ feet for 21 lfi Avenue, the lack of designation on the Surprise plan would indicate a local or 
collector street classification with less than 6 5 4  half-width. The Walden Ranch DMP wi 
work with both entities to resolve any other discrepancies. Other designations per th 
Surprise 2030 Plan include: Dixileta Drives as a major arterial between Grand Avenue and 













cross the Walden R 



ncb DMP are as follows: 

Commercial I 11.78 

TOTALS I 520.63 



Avenue, and better access has been created at Patton Roaf. It is now a 4-lane, divided 

een 1-1 7 and 1-1 0. 
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unincorporated neighbo 
and White Tanks Parks. 

substation, it is essential that any future resources keep'pace with projected demographic growth patterns associated with this 
and other developments planned for the DistriC III area. other master planned communities include Lake Pleasant (8,500 
dwellings), Raneho Maria (380 dwellings), and Broadstone (9,271 dwelhgs that may be annexed by Surprise). Walden 
Ranch and the other proposed D&E"s could potentially add over 19,000 homes and 55,000 residents to the District III area. 
Ultimately, it may benefit the various developers to create an alliance to build a pubfic 

averages fiom the Department of Justice 
Y o u n p ~  and current data fiom MCSO for staffing contract cities as methods to further the discussion. Youngtom has a 
land area of 1.31 square miles, apopulation of 3,010, only 1,783 housing units @.S. ereas, Walden Ranch will. 
have a land area of 0.8 square miles, a population of 5,030, and 1,572 residential lots. 
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. Project Manager 
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maintenance. The County will 
the specific purposes stated. All interest earned on this fund will remain a n  asset of the fund. 
The assets of this fund are  not intended to replace existing County appropriations for similar 
purposes, but are  intended as supplemental and enhancement resources needed as this ’ 

1 in its residents use of the 
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or to establish their el 

h g  activities on private lands, 

d bjt 36 CFR Part 800. -31f such €ederd -_ 





pments. Based upon 
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s. Add the following to the CC&Rs; Restrict the residents to 
001s. Enlarge every major and minor wash that crosses fhe I 



Robynn E Taylor [azmrtay@juno. 

and to enjoy life. 





of a school and 
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country with a city atmosphe. \ith in the w a l l s  of their 

pted communities. 
residents look at moving'to 

:ommunity. We, as a community, can see no benefit in any way shape or form from the . 
They b r i q  3l eir city values with them aiAd 2 suffer f o r  it as a 

, we don't see it nor do we want'it 
ighbors will be onsJuly  22nd at 301 

They voluntarily phone 
Walden Ranch for devel 
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density development as is being proposed. 

inkstructure in pIace to address 

and building water treatment facilities, but does not 

paragriiph below from 
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s a property owner in Wittmann, I want to register my strong objection to this 

0 It will strain our road system. 
It will deplete our water supply.. 
It will add an unpleasant sewage treatment plant. 
It will overburden our fire and sheriffs departments. . 
It will put extreme stress on our already crowded schools 
It will endanger our delicate desert. 













wanted to at least let 

I 



area, as we all how. 

h m  both developments. 

coIIlIIzunifies and water runs out or becomes tainted where does everyone turn? 

water source. 

meatz they would be close by in an emergency when it happens. There could be 
as much as a 20 min. or more delay dqending on their 1ocation when c d e d  vn. 
And an possibly an additional 20 minutes to the hospital if one is needed. There 

-is no Sheriffsubstation or office near the proposed area. Fire Department is that 
of volunteers. "here is not spacific l 4 o n  they are segregated to until called 
upon. which means they can only respond h m  any location they might be at, 
just Iike the Sheriff. A structure fke can quickly spread fiom one house to 
another when spaced so close. How many could bum during a slowed response 

affected by annul water run off fiom the m o m n  rains. Once these 





aine Averitt, AICP, Planner 
rehensive Planning Branch 

e zoning for the area is one house per acre. That 

take care of so many more people. 

In  case no one noticed, this is the desert. Our water comes from wetts. The 
people that live here now don't have lawns, landscape, and swimming pools. 





Elaine Averitt - PLANDEW 

e"Walden Ranch Issue" 

m e y  make thennew" school issue look good by allocating 12 ac res  for a school site. That would barely be enough property 
cent  school building. I suspect it would also not meet the requirements placed on the Community in regards to the number of 
lren that will be moved into the area if this development goes to fruition. It leaves no room for the children to have a play 

Most of the property in the area is zoned as R-43. That is currently listed as I home per acre and personally I think it should 
that way. Ninety Nine percent of the families that moved into the Wittman area did so because they did not want the "city life 

x p h e r e  and the grief that comes with it such as high density traffic, gangs, drugs, and the lack of respect to personal property 
rght on by the dose proximity caused by neighbors living too close together in such densely packed "neighbor hoods". We 
already witnessing such activity with other less than reputable "home builders" in the area that have turned the desert into E 
nbles and built shoddy homes in the process. 

The "Project Designers" address the 303 Freeway, 1-1 0 and 1-1 7 as being "under review" by MCDOT for future cloverleaf's 
up  graded design. That's great for those that live one to two miles away. We are  a t  least eight miles from there (farther if you 

e!) and it has very little impact on the road conditions that will be generated if a large community of 5000 individuals is 
structed there. 
designers have made no plans to enhance the current roads to accommodate the increase in traffic. They do not address the 
that the families will have at least one  vehicle and most have will have two or more, not to mention quads and motorcycles 
dirt bikes! They did in the past mention increasing the right of ways for highway growth and allocating for road expansion 

Aem is that they did nothing else to relieve the problem1 The county roads in that area a re  two lane and basically rural roa 
uffing almost 1600 homes into the area we would increase traffic by five times the exiting volume. This would generate a 
stantial strain on the local traffic ayd increas 
;igners did not mention that several new ho 
3n the County would be  required to purchase more priva 
ig  so they would effectively move roads like Crozier into 
j owners will have some  comment about that. 
: increase in traffic density would also result in insu 
.eased traffic risk- that's not going to make anyone 

The Designers / Planners had not complete 
,port, Fire Department response or Emergen 
rrently, law enforcement is provided by the 
je area to support with a limited number of Deputies to cover it with and have not been asked for input in regards to what affect 
; development would have on them and their service to the Community as a whole. With the increase of 1590 families 
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or to neighbor and 



nts are required to pick up the tab and p 
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RUG-03-2006 14:15 SUNRISE WRTER CO P. 81/91 

NON-COMMkRCIAL PURPOSE 0 

Public Record Request 

TO: Maricopa County Planning [Designate Record Custodian] 

Request is hereby made to I3 inspect or 
the following public record(s): (Indicate document name, page numbers, address and permit number 
where applicable. Attach 8.5" x 1 I" sheet if needed.) 
Report t o  the Planning and Zgninq Commission Case D~P2004001 

wreproduce CZRTIFIED COPY 

Pursuant to ARS 39-121.03, the &rd(s) are requested for 
to be used a6 evidence in an Arizona Corporation Commission hearing 

and the record(s) (check one) 

Will not be used for a commercial purpose: Commercial Purpose is defined as: "the use 
of a public record for the purpose of sale or resale or for the purpose of producing a 
document containing all or part of the copy, printout or photograph for sale or the 
obtaining of names and addresses from such public record for the purpose of solicitation 
or the sale of such names and addresses to another for the purpose of solicitation or for 
any purpose in which the purchaser can reasonably anticipate the receipt of monetary 
gain from the direct or indirect use of Such public records." 

0 Will be used for the following commercial purpose (certified statement meeting 
requirements listed below must accompany application. Use Commercial Purpose . 
Record Request Form): 

I certify that all information provided is tme and correct under penalty of perjury. I agree to pay the fee or 
deposit of $ 6 .50 for these records. I also agree that the public rewrds wiii not be transmitted or 
resold to any other person or e n t i  without specific authorization from the County's record custodian. I 
agree to delete all data acquired via this request from my databases and all other electronic media forms 
upon completion of the purpose or use for which this request is made. I agree not to hold Maricopa 
Zounty liable for any inaccurate or incomplete information I may receive. (See disclaimer on reverse) 

*lieant Signature 
August 3 ,  2006 

Date 

CONTACT INFORMATION: 

Name: Marvin E. Collins 

Address: 9098 W ,  Pinnacle Peak Rd-, Peoria, A2 85383 -- 

F~~ NQ, 623-566-8925 Phone 0. 623-972-6~137 
A \ d  c n d c  (A1;4 R \ \ O I O b  &93 \ I&*. (.\e& me-+ 
A person who obtains public records for 8 commercial purpose without indicating the commerclat Purpose or who obtains a public 
record for a noncommedal purpose and uses or knowingly allows the uses of such public record fw a commercial purpose or who 
obtains a public record far 8 cammudat purpose and use6 or knowingly allows the use of such publlc record for a different 
commercial purpose or who obtalns a publlc record from anyone other than the cusbdlan of such records and USBS them for FI 
commercial purpose shali in addition to other penalties be liable to the state or the poltical subdivision from which the publlc record 
was obtained for damages in the amount of three tlmer; the amountwhlch would have bean charged for the publlc r m r d  had 
the commercial purpose been staled plua costs and reasonable attorneys' fees or shall be llable to the state or the political 
subdlvlslon for the amount ofthree times the actual damage9 if it can be ehown t b t  the public record would not nave been 
provided had the commercial purp068 of €ietLlal use been stated at the time of obtaining the recqrds. 

Rev. 12/00 

TOTQL P.01 



Planning & Development 
Department 

TRANSACTION DATE: 08/11/2006 
PERMIT #: ~200600283 

SITE ADDRESS: 
PARCEL: 

RECEIPT #: R200613678 

TYPE: Administrative Fees 

TRANSACTION AMOUNT: 3 9 . 5  0 

NOTATION: 

432 MISC REVENUE-COPIES 226-440-4410-PREV 39.50 39.50 39.50 

&-* 
Df9P-m t BALANCE DUE: $0.00 

4 

ABOVE LISTED FEES MAY CHANGE BASED UPON RESULTS OF PLAN REVIEW 

501 N 44th Street I Phoenix AZ 85008 I (602) 506-3301 I (602) 506-3601 fax 
>Internet: www.maricopa.gov/planning< 
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a 

Report to the Planning and Zoning Commission 
Prepared by the Maricopa County Planning and Development Department 

Case: DMP2004001 Walden Ranch Development Master Plan 

Meeting Date: September 7, 2006 (Continued from July 27, 2006) 

Agenda Item: 4 

Supervisor District: 4 
(* Denotes major changes or information added since the July 27,2006 staff report.) 

Applicant: 

Owner: 

Request: 

Proposed Use: 

Site Location: 

Site Size: 

Proposed Density: 

County Island Status: 

Earl, Curley & Lagarde for Walden Farms, LLC, et al 

Walden Farms, LLC & Woodside Walden, LLC 

Development Master Plan (DMP) approval 

Master planned community consisting of single-family 
residential, commercial, public facility, and open space land 
uses 

Approx. one-half mile west of Grand Ave., generally 
bordered by Lone Mountain Rd. on the north, 211th Ave. on 
the east, Peak View Rd. on the south, and Crozier Rd. on the 
west (in the Surprise area) 

520.6 gross acres 

3.0 du/ac. (approx. 3.4 du/ac. for residential parcels) 

N/A 

Compliance with Adopted Land Use Plans: 

County Plan: The White Tank and Grand Avenue Area Plan designates 
the site for Rural Residential (0-1 du/ac.) uses. The 
proposed density does not comply with this plan. 

City/Town Plan: The Surprise General Plan designates the site for Rural- 
Residential (0-1 du/ac.). The proposal does not comply 
with this plan. 

Support/Opposition: To date, staff has received 63 letters of opposition, 10 
telephone calls in opposition, 3 telephone calls in support, 3 
letters in support, and 5 telephone calls of general inquiry. 

Continue to October 5,2006 * Recommendation: 

Agenda Item: 4 - DMP2004001 
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Description of Proposal: 
1. 

2. 

Walden Ranch is a proposed DMP located near the unincorporated community of 
Wittmann. The project consists of 1,572 single-family units (estimated buildout 
population approx. 5,030) on 520.6 acres. The site is irregularly shaped but is 
generally bordered by Lone Mountain Rd. on the north, 211th Ave. on the east, Peak 
View Rd. on the south, and Crozier Rd. on the west. Average gross densities within 
the residential parcels range from approximately 2.4 du/ac to 6.2 dulac, with an 
average gross density of 3.4 du/ac on the residential parcels (3.0 du/ac over all 
parcels). The site is relatively flat undeveloped desert traversed with small to medium 
size washes. 

The current zoning for the entire site is Rural-43 and the applicant is not proposing to 
rezone or plat the property at this time. The site has been delineated into 24 parcels 
for future development. The following table shows the breakdown of land uses 
proposed for Walden Ranch. The project is primarily single-family residential land 
uses (87.7%), with much smaller areas designated for open space, public and 
community facilities, commercial, and employment uses. 

Residential Uses: ** 
SLR - Small-Lot 
(2-5 d.u./ac.) 

MDR - Medium-Density 
(5-15 d.u./ac.) 
ODen SDace. . *** 
ROS - Recreational Open Space 

D/NDOS - Dedicated/Non- 
Developable Open Space 

Pu blic/Communitv: 
Educational 

Public Facilities 

Commercial: 
NRC - Neighborhood Commercial 

EmPlovment: 
OEC - Office Employment Center 

TOTAL 
~~~ ** The total proposed number of ur 

Single-Family Residential 

Single-Family Residential 

Recreation 

Wash Corridors 

Schools 

Water Storage Facility 

Retail 

Office 

j is 1,572. 

414.3 

42.3 

- 28.4 
8.6 

19.8 

- 15.7 
12.0 

3.7 

- 12.0 
12.0 

- 8.2 
8.2 

520.6 

79.6% 

8.1% 

5.5% 
1.7% 

3.8% 

3.0% 
2.3% 

0.7% 

2.3% 
2.3% 

1.6% 
1.6% 

100% 

*** Open space does not include acreage planned for streets, internal open spaces, and retention tracts. 
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* 3. 

* 4. 

5. 

6. 

7. 

As the narrative report indicates, the site is within the service boundaries of the West 
End Water Company, except for the portion south of Dixileta Drive. The applicant 
originally intended for West End Water Company to provide water service to the whole 
site. However, the site is located within the City of Surprise's municipal planning area, 
and they oppose West End Water Company's CC&N expansion request, which is 
pending with the Arizona Corporation Commission (ACC). If the CC&N expansion is 
not approved, then Surprise has provided a "will serve" letter indicating that they will 
provide water services for the portion south of Dixileta Drive pending a pre-annexation 
service agreement. The CC&M expansion request is the subject of a judicial hearing 
on September 13, 2006 before an Administrative Law Judge and remains an 
unresolved issue. 

The project is located within the City of Surprise's MAG 208 sewer service area, and 
Surprise has informed staff that pending a pre-annexation service agreement they will 
provide wastewater services to the project, regardless of the outcome of the water 
provider issue. The narrative states that a proposed off-site wastewater treatment 
plant (WWTP) will provide sewage treatment to the entire site. Various options are 
being considered to dispose of effluent treated by the WWTP, including the possibility 
of recharge through a regional park facility. 

I n  general, Walden Ranch is predominantly a single-family residential project of 
varying densities. There is one approximately 12-acre Neighborhood Retail Center 
that will provide residents with local retail and services, and one approximately 8-acre 
parcel proposed for employment land uses, which falls well short of the 10 ac. per 
1,000 in population outlined in the DMP guidelines. However, the narrative report 
asserts that not as many employment related land uses are needed in Walden Ranch 
because of the proximity to planned employment centers identified in the City of 
Surprise General Plan, and existing employment centers within a 30-minute commute. 
Other noted employment locations include the Town of Wickenburg (17 miles), 
Interstate-17 north of the Phoenix Deer Valley Airport (25 miles), Bell RoadllOl 
Freeway (18 miles), and 101 Freeway/I-10 Freeway (25 miles). 

According to the narrative report, the open space system will include one 
approximately 8.6-acre community park, and 20 acres of wash corridors divided 
among four natural open space areas. It will also include several neighborhood parks 
of approximately 3 ac. each, although their locations are not identified, and several 
smaller pocket parks, although the number and acreage of these parks is also not 
specified. Their locations will be identified at the time of subdivision platting per staff 
recommendation. The neighborhood parks will include multi-use turf areas, basketball 
courts, volleyball courts, tot lots, and shade ramadas, but will also include desert 
vegetation. The washes will be maintained as natural open space and be used as part 
of a trail system that will connect to the surrounding community, as well as serving as 
drainage and wildlife corridors. 

The subject site is within the Nadaburg School District. The applicant proposes an 
elementary school site for an approximately 12-acre parcel. The applicant's initial land 
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8. 

9. 

10. 

11. 

use plan located the school site along 211th Avenue on an 11-acre site. The Nadaburg 
School District recommended that the school site be located closer to the center of the 
development for safety reasons. The Nadaburg School District also expressed the 
need for additional space to accommodate up to 900 elementary school students 
based on the planned number of housing units. The current land use plan increased 
the site area to 11.97 acres and relocated the site to a more central location adjacent 
to the community park. I n  addition, the narrative report states that the developer 
intends to enter into a Developer’s Assistance Agreement with the school district. The 
most recent correspondence from the school district is dated March 2004. However, 
in a recent phone conversation with the school district’s business manager, staff 
learned that the applicant has not had any contact with the school district in over a 
year, so it is unclear whether the current proposal by the applicant is satisfactory. 

Existing improvements on the Walden Ranch site include Crozier Rd. and 211* Ave., 
both two-lane paved roads. There are existing rights-of-way for Crozier Rd., Lone 
Mountain Rd., and 211* Ave., but none for Dixileta Dr. There are no other 
improvements on the site, except for a few dirt roads and trails that crisscross the site. 

Existing access to the site is off Grand Ave. from the east via Dixileta Dr., from the 
north via 211th Ave. and Crozier Rd. (219* Ave.), and from the south via Crozier Rd. 
from Patton Rd. Four major collectors are anticipated to serve the DMP: Peak View 
Rd., Montgomery Rd., 215th Ave., and 217th Ave. The north/south collector street 
through the middle of Walden Ranch is 215* Ave., which links Lone Mountain Rd. on 
the north and Peak View Rd. on the south. The City of Surprise General Plan identifies 
211th Ave. as a major arterial south of Dixileta Dr., but does not designate it north of 
Dixileta Dr. The applicant agrees to resolve any discrepancies between Surprise and 
MCDOT transportation plans prior to development. Dixileta Dr. is designated by 
Surprise as a major arterial between Grand Ave. and a future north-south parkway at  
approximately the 25lSt Ave. alignment. Crozier Rd. is planned by Surprise as a minor 
arterial from the Sun Valley Parkway to the unincorporated community of Wittmann. 
Lone Mountain Rd. and Patton Rd. are also designated as minor arterials. Collector 
and local streets in the development will include a series of loop, cul-de-sac, and 
curvilinear street designs. All streets are anticipated to meet MCDOT standards and 
specifications. 

The proposed elementary school site will not have vehicular access from arterial 
streets, and will allow the school to accommodate separate frontages for pedestrian 
traffic and bus/vehicle traffic for drop-offs and pickups. The applicant plans to work 
with the school district to determine where safe crossings are needed for Dixileta Dr., 
215th Ave., and other streets when more detailed plats are proposed. 

According to the narrative, no public transit currently exists or is planned in this part 
of Maricopa County. The applicant agrees to plan for future bus bays, park-and-ride 
lots, or any other transit accommodations to comply with any approved transit plans 
that encompass the DMP. 
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12. No affordable housing component is included in the Walden Ranch proposal. 
However, the applicant asserts that the mixture of single-family residential densities 
allows opportunities for reasonably priced housing. The housing products on the 
smaller lots should provide people at the median income for Maricopa County an 
opportunity to purchase a home in Walden Ranch. Smaller lot sizes provide 
opportunities for small to medium size houses on small lots with limited on-site 
maintenance responsibilities. The applicant asserts that narrow lot widths reduce 
street frontage and associated infrastructure costs. 

13. 

14. 

15. 

The subject site is in an area of mostly undeveloped desert. A series of small and 
medium size washes run through the site. The slope of the land is predominately from 
northwest to southeast. According to the submitted drainage master plan report, U.S. 
Highway 60 (Grand Ave.) serves as an effective barrier to block the majority of flows 
from the north. The exception to this is Wittmann Wash. A bridge is in place at US. 
60 to allow this flow to pass under the highway. A 100-yr FEMA designated floodplain 
has been delineated for Wittmann Wash. The western project boundary is Crozier Rd., 
which forms a sub-basin boundary and blocks flows from reaching the site. Offsite 
flows reach the project’s northern boundary along Lone Mountain Rd. at four 
locations. These flows will be routed either through the site via existing washes, or 
redirected a short distance before being returned to their historic path. Retention 
basins and drywells are proposed to provide for storm water in excess of the 100-yr., 
2-hr event. There is also an existing 100-yr FEMA designated floodplain and floodway 
that traverses the eastern edge of the site. The U.S. Army Corps of Engineers has 
determined that several washes fall under the jurisdiction of Section 404 of the Clean 
Water Act. The drainage system will be engineered at the time of subdivision platting, 
when a more specific explanation of site drainage will be provided. 

Fire and police protection services will be provided by the Wittmann Fire District and 
the Maricopa County Sheriffs Office (MCSO) respectively. The nearest district fire 
stations are located at  215th and Grand Avenues (0.5 mile to the north) and 203rd Ave. 
and Patton Rd. (1.5 miles to the southeast). According to the narrative, the fire 
district states that their response time to Walden Ranch is three minutes. The district 
requires fire hydrants and other improvements to serve the area. The nearest MCSO 
substations are located in Sun City to the southeast and in Wickenburg to the 
northwest, but response times were not provided by the applicant. The nearest library 
is located 12 miles away north of Grand Ave. off of Meeker Blvd. The Northwest 
Regional Library, a county facility, is located 15 miles away in Surprise. 

The closest elementary school is located in Wittmann approximately one mile to the 
north. As previously noted, the applicant proposes an elementary school site for 
Parcel 6, a 11.97-acre site located centrally in the DMP. However, the Nadaburg 
School District states that the school district governing board requires that the 
applicant enter into a “developer assistance agreement” to help ensure appropriate 
consideration is given to the district with respect to its ability to accommodate future 
residents and students. The closest high schools include Wickenburg High School in 
the Wickenburg Unified School District or Centennial High School in the Peoria Unified 
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School District. 
Ranch, and Centennial High School is approximately 25 miles from the DMP. 

Wickenburg High School is approximately 20 miles from Walden 

16. It is anticipated that Walden Ranch will be developed in two phases. The first phase is 
expected to begin in January 2007 and will include parcels 3 (the community park), 5, 
8, and 11-16, in the southern half of the DMP. The second phase is expected to begin 
in January 2008 and will include parcels 1 (the neighborhood shopping center), 2 (the 
office employment center), 6 (the elementary school), 7, 9, 10, and 17-24. However, 
staff notes that this time table is obviously unrealistic, and not reflective of the fact 
that this case was inactive for an entire year. During phase 2, the elementary school 
will be constructed by the Nadaburg School District as funding is provided through the 
State Schools Facilities Board. I n  the interim, students would attend Nadaburg 
Elementary School in Wittmann. 

17. 

18. 

19. 

20. 

Analysis of Conformance with Adopted Plans: 

Maricopa County Comprehensive Plan: The Comprehensive Plan designates this 
site as being within the White Tank/Grand Avenue Area Plan. 

White Tank/Grand Avenue Area Plan (county area plan): The White Tank and 
Grand Avenue Area Plan designates the site for Rural Residential (0-1 d.u./ac.) uses. 
The DMP proposal is not in conformance with the plan's proposed land use and densities. 
However, DMP's are the preferred method of development in the county and are allowed 
within any land use designation, subject to the standards identified in the DMP 
guidelines. 

Surprise General Plan: The entire site is within the Surprise General Plan area, which 
designates the area for Rural Residential uses (0-1 d.u./ac). The project does not comply 
with the Surprise General Plan. However, Surprise has indicated support for the project 
subject to a pre-annexation services and development agreement. 

Wickenburg Highway Scenic Corridor Development Guide: The Wickenburg 
Highway Scenic Corridor Development Guide identifies the subject site as being within 
"Class One" ('h-2 miles from the Wickenburg Hwy. right-of-way) and is therefore subject 
to specific requirements in the Maricopa County Zoning Ordinance. These requirements 
tend to involve design issues such as landscaping, setbacks, and building heights. The 
narrative report does not address compliance with the scenic corridor regulations. This 
will have to be addressed at the zoning stage of the project development. 

Area Land Use Analysis: 

21. The area surrounding Walden Ranch is generally rural in nature. The most prominent 
feature is Grand Avenue (U.S. Hwy. 60), which runs diagonally northwest to 
southeast, approximately one half mile north and east of the site. The Atchison, 
Topeka and Santa Fe Railroad (AT&SF), parallels Grand Avenue on the northeast side. 
The Walden Ranch site is surrounded mostly by undeveloped desert, with scattered 
single-family residences surrounding the site. Lot sizes range from approximately one 
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22. 

acre to 80 acres, with the most common lot size of 5 acres. The unincorporated 
community of Wittmann is located one-half mile to the north. Approximately one and 
a half miles north of the site is the 4,000-acre Chrysler Proving Grounds, which 
operates with a Special Use Permit. The Central Arizona Project (CAP) canal and Luke 
AFB Auxiliary Field # l  are both approximately one and a half miles south of the site. 
Several older large lot residential develo ments are near the site, including Churchhill 
South 2 at the northeast corner of 211t Ave./Dixileta Dr.; Chaparral Rancheros 2 at  
the southeast corner of 211th Ave./Patton Rd.; and Vida del Sol Estates (not built) at  
the northeast corner of Crozier and Patton Rds. Other more recent pending or 
approved residential developments in the area include Rancho Maria, Trail of Light, 
and Peak View Ranch Units 1-3. The following 2005 aerial photograph from the 
Maricopa County Assessor's website shows the subject site in relation to surrounding 
land uses. 

R 

Almost all of the land surrounding the Walden Ranch site is zoned Rural-43. The 
community of Wittmann is largely zoned Rl-6, except for a strip of C-2 zoning that 
runs along Grand Avenue. This C-2 commercial strip runs most of the length of Grand 
Avenue from Surprise to Wickenburg; however, due to highway widening much of the 
C-2 strip zoning has been removed from private holdings and the remaining strip is 
mostly less than 50' deep preventing any significant commercial development. 
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23. Approximately one mile east of the site is the Sunhaven Ranch DMP. Approved by 
Maricopa County in February 2003, Sunhaven Ranch consists of approximately 2,100 
acres, and is approved for 9,012 residential units along with various commercial, 
industrial, and employment land uses. Approximately eight miles southeast of Walden 
Ranch is Sun City Grand in the City of Surprise. 

24. Walden Ranch is located approximately one and a half miles north of the Luke AFB 
Auxiliary Field 1, and is approximately one and a quarter miles from the 65-ldn noise 
contours. As such, the development will be subjected to approximately 13,000 flight 
operations per year, at altitudes as low as 1,500 feet above ground. The auxiliary 
field is used for instrument approach training operations by the United States Air Force 
with flight tracks approaching from the northwest and departing to the southeast. 
Although the site is not within the noise contours of the auxiliary base, it is within the 
state-defined "territory in the vicinity of a military airport" and is therefore subject to 
noise attenuation and notification requirements per state law. Luke AFB has indicated 
that the project meets the guidelines of its Graduated Density Concept. 

25. The narrative report states that there are no earth fissures, subsidence or unusual soil 
conditions on the site. A Phase 1 Environmental Assessment of the entire Walden 
Ranch site was provided with the Walden Ranch application. It concluded that there 
was no evidence of recognized environmental concerns in connection with the subject 
property, and no additional environmental assessment services were recommended. 

Adjacent Road Status: I 
26. The applicant will be required to enter into a development agreement with MCDOT prior 

to zoning which will include specific transportation improvements required for Walden 
Ranch. However, what follows is a generalized discussion of the arterial roadway 
network in and around Walden Ranch. 

0 Lone Mountain Road: An E/W section line alignment that forms the northern 
boundary of the site. Currently, the road appears to be unimproved 2-lane. The 
applicant's circulation plan identifies this as a 4-lane minor arterial. The applicant will 
be required to provide a 65'half-width right-of-way. 

0 Montgomery Road: An E/W mid-section line alignment that has not been built. 
The narrative indicates this road is planned as a collector east of 215* Ave. where it 
intersects with 211* Ave. near the Wittmann Wash. The alignment is adjacent to the 
rear property lines of existing large lot properties that have access off of local roads 
to the north. The applicant will be required to provide 80' of full-width right-of-way 
(where the entire roadway is within the development) and 40' half-width right-of-way 
(where the roadway is on the perimeter of the site). 
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0 Dixileta Drive: An E/W section line alignment that currently appears unimproved. 
The circulation plan identifies this as a 4-lane minor arterial. The applicant will be 
required to provide 130’ of full-width right-of-way, or 65’ half-width right-of-way. 

0 Peakview Road: An E/W mid-section line alignment that forms the southern 
boundary of the site, and has not been constructed. The circulation plan identifies 
this as a minor arterial/major collector. The applicant will be required to provide a 
40’ half-width right-of-way. 

0 Grand Avenue (US Hwy. 60): State-maintained 4-lane divided, limited access 
interregional thoroughfare. No additional improvements or dedication will be required 
at this time. 

27. North/South Arterial and Mid-Section Roads: 

0 Crozier Road (21gth Avenue): A N/S section line alignment that forms the 
western boundary of the site. Crozier Road, currently a 2-lane paved road, links 
Wittmann on the north to Patton Road on the south. The circulation plan identifies 
this as a major arterial. Crozier Rd. is planned to be an ultimate 6-lane principal 
arterial to MCDOT standards. The applicant will be required to provide a 65’ half- 
width right-of-way. 

215* Avenue: A N/S mid-section alignment that forms the eastern border of the 
site, south of Dixileta Dr. This road currently does not appear to exist on the site, 
although several existing large lot properties appear to have access off of an 
unimproved road along the alignment. The circulation plan identifies this as a minor 
arterial/major collector. The applicant will be required to provide a half-width right-of- 
way of 40’. 

0 211* Avenue: A N/S section line alignment that forms the eastern boundary of the 
site between Montgomery Rd. and Dixileta Dr. It appears that this road is currently a 
2-lane paved road, except near Grand Ave. south of Lone Mountain Rd., where it 
curves and connects to Grand Ave. The circulation plan identifies it as a 4-lane minor 
arterial. The applicant will be required to provide a 65’ half-width right-of-way. 

Existing On-Site and Adjacent Zoning: 

28. On-site: Rural-43 
North: 

East: 

South: Rural-43. 
West: 

Rural-43 (Rl-6 and C-2 zoning in Wittmann), SUP for mobile home 
park, small parcel of R-5. 
Rural-43 (mix of residential and non-residential zoning districts in the 
nearby Sun Haven Ranch DMP). 

Rural-43 (small parcel with MHR overlay to allow manufactured 
housing, which was a separate zoning overlay district prior to 1994 but 
now would require a Special Use Permit). 
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Existing On-Site and Surrounding Land Use: 

29. On-site: Vacant 
North: 

East: 

South: 

West: 

Vacant; scattered large-lot single-family residential; small-lot residential 
development in unincorporated community of Wittman 
Vacant; scattered large-lot single-family residential; Churchill 
South 2 (existing large-lot single-family residential, sparsely built) 
Vacant; scattered large-lot single-family residential and rural uses; Vida 
del Sol Estates (existing large-lot development, not built) 
Vacant; scattered la rg e-lot sing le-fa mil y develop men t 

Existing Utilities and Service Status: 

* 30. Water: 

* 31. Sewer: 

32. Fire Protection: 

. 33. Police Protection: 

34. Refuse Collection: 

35. Public Schools: 

36. Electric: 

37. Natural Gas: 

38. Telephone: 

39. Irrigation: 

City of Surprise and/or West End Water Company; 
however, will require a service agreement with the city, 
and part of the project is not currently within West End’s 
service area 

City of Surprise; however, will require a service agreement 
with the city 

Wittman Fire District - fire station a t  215th Ave./Grand Ave. 

Maricopa County Sheriffs Office - nearest identified 
substations in Wickenburg and Sun City 

Private (not specified) 

Nadaburg Elementary School District 

Wickenburg Unified School District (high school) 

Peoria Unified School District (high school) 

Arizona Public Service (APS) 

Southwest Gas 

Not specified 

None 
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Reviewing Agencies: (Reviewed at March 16,2004 and June 21,2005 T.A.C. meetings.) 

40. Department of Transportation (MCDOT): Per memo dated June 20, 2006, 
MCDOT has no objection to the project, with stipulations (See the attached memo). 

* 41. Environmental Services Department (MCESD): Per memo dated July 27, 2006, 
MCESD has no objections to the project, with stipulations (See the attached memo). 
MCESD states that sewer services will be provided by the City of Surprise, and that it 
appears there will be two water service providers - West End Water Company will 
supply the northern two thirds of the project, and the City of Surprise will supply the 
remaining one third of the project. Although there is a CC&N expansion request 
pending with the Arizona Corporation Commission that may or may not result in West 
End Water Company providing service for the entire project, MCESD is satisfied that 
there is a viable system for providing water services to the project regardless of the 
outcome. 

42. Flood Control District (FCD): FCD has no objection to the project, with stipulations 
(See the attached memo). 

43. Drainage Review: Drainage Review has no objection to the project, with 
stipulations (See the attached memo). 

* 44. City of Surprise: Per letter dated May 16, 2006, Surprise indicates support for the 

45. 

46. 

land uses shown in the most recent DMP submittal; and their intent. to provide 
wastewater services to- the property contingent upon the approval and execution of a 
pre-annexation development agreement. However, as previously noted, they are 
opposing West End Water Company’s CC&N expansion request, and may also provide 
water services to part of the project. Per letter dated July 17, 2006, they agree to 
provide water service to the portion of the project south of Dixileta Dr. (See attached 
letters). 

Luke AFB: Per letter dated April 11, 2006, Luke AFB indicates that the proposed gross 
residential densities were consistent with LAFB’s Graduated Density Concept “in the 
absence of a more restrictive state, county, or municipal general or comprehensive 
plan.” The letter also states that the development starts approximately 1 to 2 3h miles 
west and north of the 2004 65 Ldn, ”high noise or accident potential zone”. They 
encourage a strong notification program on the part of the applicant to inform 
potential residents and other parcel users about Luke AFB operations. These 
operations include approximately 13,000 flights operations per year at  altitudes as low 
as 1,500 feet. The letter also recommends the review of sound attenuation 
requirements found in A.R.S. fj 28-8482 (See attached letter). 

MC Parks Dept.: Per letter dated March 23, 2004, the Maricopa County Parks & 
Recreation Department requests a stipulation requiring the property owner provide a 
$150 contribution to their department for each building permit issued within the DMP 
to defray operational and maintenance costs incurred by the impact of residents on 
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47. 

48. 

49. 

50. 

51. 

52. 

White Tank Mountain Regional Park. I n  addition, per letter dated August 2, 2004, the 
Maricopa County Parks & Recreation Department requests an additional stipulation 
requiring the property owner or the home builder to provide a $150 contribution to 
their department for every building permit issued within the DMP to benefit the 
Maricopa Trail for design, construction, enhancement, operation, and maintenance. 

MC Sheriff's Office: Per letter dated April 3, 2006, the Maricopa County Sheriff's 
Offtce indicates that the Walden Ranch development is within the MCSO, District I11 
jurisdiction. As communities in unincorporated areas continue to produce higher 
density housing developments and population increases, it becomes necessary to 
increase the allotted manpower required by the Sheriff's Office to continue the same 
quality level of service currently provided (See attached letter for list of increases in 
personnel and equipment requested). 

MC Library District: Per letter dated June 3, 2005, the library district has no 
objections, however they are requesting a $596 per housing unit quality of life 
assessment in order to help meet future needs associated with this project (see 
attached letter). 

A 2  Dept. Water Resources: Per letter dated June 2, 2005, ADWR indicates that a 
Certificate of Assured Water Supply must be obtained for this development prior to 
recordation of any final plat. 

A2 Dept. of Transportation (ADOT): Per letter dated April 13, 2006, ADOT states 
that the proposed Master Plan at  this time will have no impact on ADOT highway 
facilities in this area (See attached letter). 

State Historic Preservation Office (SHPO): Per the letter dated April 13, 2006, 
SHPO recommends that a qualified cultural resources specialist survey the project area 
to determine the presence or absence of historic properties. Based on SHPO's records, 
the project area of the proposed Walden Ranch has not been surveyed and should be 
inspected for cultural resources (See attached letter). 

Nadaburg School District (NSD): Per letter dated March 16, 2004, the Nadaburg 
School District indicated that before the district will lend its support to a development 
project, the governing board requires the developer to enter into the district's 
Developer Assistance Agreement (See the attached letter). The developer met with 
NSD after the T.A.C. meeting to discuss their requirements. The NSD expressed 
concerns about the original school site being located on 211th Avenue, a potentially 
dangerous location. The developer altered the land use plan so that the school site is 
more centrally located and adjacent to the community park. The developer also 
agrees to donate an 11.97-acre elementary school site and enter into a Developer's 
Assistance Agreement with NSD. However, in a recent phone conversation with the 
school district's business manager, staff learned that the applicant has not had any 
contact with the school district in over a year, so it is unclear whether the current 
proposal by the applicant is satisfactory. 
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53. Wittmann Fire District: Per letter dated October 18, 2004, the Wittman Fire District 
indicated that there are two fire stations located near the site, and that they will 
provide services to the development (See attached letter). 

Other: The application material was also routed to the Wickenburg Sun newspaper, 
Maricopa Association of Governments (MAG), Arizona State Land Dept., Arizona Game 
and Fish Dept., Arizona Department of Environmental Quality, and Arizona Office of 
the Attorney General. To date, no written comments have been received from these 
agencies. 

54. 

Public Participation: 

55. 

56. 

The required stakeholder notification was completed, although the applicant sent 
notification letters to an outdated list of property owners within 300 ft. of the site 
before staff asked them to revise their mailing list. I n  addition, only three signs were 
posted to announce the public hearings, when eight are required according the public 
hearing site posting requirements. After staff notified the applicant about the 
discrepancy, they agreed to post five additional signs and send notification letters to 
all property owners within 300' according to the latest assessor's records, and also to 
residents and other stakeholders who had indicated an interest in the case as part of 
the applicant's public participation plan. 

The citizen participation plan included two meetings with affected stakeholders. The 
first neighborhood meeting was held on May 4, 2004 in which approximately 25 
residents, a representative of the Nadaburg School Board, and the applicant's . 
representatives discussed the proposed project. Some of the questions raised by 
stakeholders concerned traffic issues, impact fees, use of trails and parks, right-of-way 
requirements, fire service, price and size range of houses, wash crossings, street 
lighting, and timing of development. A second neighborhood meeting was held on 
July 27, 2005, which was attended by approximately 35 residents. Many of the same 
issues that were discussed at the first meeting were still concerns for many of the 
residents living in the area, including density, lot sizes, traffic generation, roadway 
improvements, provision of services such as water, sewer, police and fire protection, 
and overcrowded schools. Some of the questions and concerns were addressed by 
the developer and consultant as follows: 

The developer has agreed to donate the school site and make a $1,000 per unit 
donation to the school district. 

0 The developer will make major street improvements adjacent to the DMP and will 
pay an impact fee per unit to MCDOT minus the value of the adjacent major street 
improvements. 

0 The trails and parks are private but will be accessible to allow public use of the 
park facilities as long as non Walden Ranch residents respect the use of the parks. 

I 
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The price of the houses will probably range between $150,000 and $300,000. 

The smallest houses will probably be 1,300 square feet on the smallest lots and 
over 3,000 square feet on the largest lots. 

Odor complaints can be mitigated by writing language into the CC&R's that the 
area is rural and surrounding properties have farm animals and no complaint can 
be filed based on odor from surrounding rural properties. 

The wash crossing Dixileta Dr. will most likely run under a culvert with a concrete 
head wall to make this a "dry crossing." 

Are not,sure what the street lighting requirements are in the county, but will ask if 
lighting intensity can be kept to as low a level as possible. 

If everything is approved, it is anticipated that development would start in January 
2007 and the first residents would move in by December 2008. 

The issue of how future additional right-of-way and paving improvements would be 
made along arterials next to homes that are already too close to the street could 
not be completely answered. 

Discussion and Evaluation: 

57. Throughout review of this project, staff has expressed concern about the lack of non- 
residential uses in this master-planned community. I n  particular, staff is concerned 
about the lack of sufficient employment related land uses and very few commercial 
land uses to serve future residents. 

58. At buildout, the Walden Ranch project will contain approximately 5,030 residents - the 
same as is currently found in the Town of Wickenburg - but sets aside only 2.3% of 
the project for retail commercial land uses and 1.6% for employment land uses. The 
result is not a mixed use master-planned community as identified in Maricopa County's 
Development Master Plan Guidelines, but in effect a large, mostly residential project. 
Staff is also concerned that only 5.5% of the project is set aside as open space. As 
currently proposed, this project does not provide the types and balance of land uses 
as required per Maricopa County's adopted comprehensive plan, White Tank and 
Grand Avenue Area Plan, and Development Master Plan guidelines. 

59. Staff maintains its concerns about the land use plan as proposed. Eye to the Future 
2020, the Maricopa County Comprehensive Plan, is clear in identifying that 
Development Master Plans are the preferred type of development in Maricopa County 
because they can and should offer mixed land use opportunities. This is necessary 
because most unincorporated DMPs occur in outlying areas where urban services are 
limited or nonexistent, and therefore could place an undue financial burden on county 
taxpayers. This concept is consistently reinforced throughout the Comprehensive Plan 
as demonstrated by the following language: 
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" Objective GI: Encourage timel' orderly, and fiscally responsible growth 
within.. . mixed use Development Master Plans. " 
-Growth Areas Element, Eye to the Future 2020 

'Development Master Plans provide opportunities for creative and innovative 
design and development techniques. These communities have the potential to 
provide mixed land use opportunities, a wide range or housing choices, open 
space and recreational opportunities, and an approprlbte multi-modal 
transportation system connected to schools, parks, retail and employment 
centers. I' 
-Land Use Element, Eye to the Future 2020 

"Objective L 5  Promote master planned communities that provide a m k  of 
housing @pes and land uses. 
Policy L 5  I: Encourage the creation of master planned communities that 
provide diverse land uses. 
-Land Use Element, Eye to the Future 2020 

"Development master plans (DMPs) allow for creative design techniques and 
require a high level of commitment to ensure adequate facilities and 
infiastructure are provided While development master plans vary by size and 
location, they should demonstrate the following features: 

Mixed land use opportuniities and a range of housing @pes 
MultOnodal transportation opportunities to reduce automobile dependency 
and increase access and mobility 
Employment opportuniities that contribute to a communiv's economic base 
while increasing the residents to jobs balance" 

-Maricopa County Development Master Plan Guidelines 

The Walden Ranch narrative provides an explanation for why additional commercial 
and employment uses are not feasible or necessary in this project, relying primarily on 
other areas to provide these uses. However, other large master-planned communities 
approved in unincorporated Maricopa County-also located in close proximity to 
planned (although not built) employment and commercial uses-contain a mix of uses 
to help ensure that their projects meet the intention of the Maricopa County 
Development Master Plan Guidelines, and is as balanced and self-sufficient as 
possible. Examples include Vistancia (a.k.a. Lakeland Village), which contains 
approximately 19% Commercial and Employment uses, and Sunhaven Ranch, which 
contains approximately 15O/0 Commercial and Employment uses. Further, without an 
appropriate land use mixture, this project will capture very few of the daily vehicle 
trips generated, placing a greater burden on the adjacent and regional transportation 
system. This is one reason why capturing ADTs in large master- planned communities 
is so important. 
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61. 

62. 

* 63. 

64. 

* 65. 

* 66. 

With respect to Walden Ranch, staff does not anticipate that large corporate, 
business, or industrial parks would be viable in this project. However, staff does 
believe that this project can and should include professional, semi-professional, and 
business offices. This would include those uses allowed in Maricopa County’s 
Commercia/ Ofice zoning district, including medical/dental offices, public buildings, 
and those that typically cater to finance, insurance, real estate, banking, employment 
services, legal, and other professionaI/semi-professional occupations. Such uses not 
only provide employment opportunities for residents, but also valuable services 
beyond retail commercial. 

To address concerns about the limited amount of employment related land uses in the 
project, staff has recommended a stipulation that would require all 8.2 ac. of parcel 2, 
and not less than 7 ac. of parcel I to be rezoned to Commercial Office (C-0). 
Although this would still leave the project short of the recommended DMP guidelines, 
it would result in a more balanced mix of land uses and make Walden Ranch a more 
self-sufficient community as envisioned in the DMP guidelines. 

Staff was originally concerned that the applicant did not adequately notify local 
residents about their final proposal and about the public hearings. Although there was 
a significant amount of public opposition prior to the previous public hearing in 
September 2004, very few additional responses have been received in the interim. It 
is not clear whether this is the result of changes made to the applicant’s proposal, or 
whether residents’ are unaware that the case has been reactivated. However, the 
applicant has since complied with all posting and notification requirements. 

Staff received approximately 18 phone calls: five of general inquiry, three in favor of 
the project, and 10 against the project. Most calls were from residents of Wittmann; 
others owned land near the subject site. Staff received 61 letters/comments opposed 
to the project and 3 letters in support of the project. Most were residents of ’greater 
Wittmann,” which is the area zoned Rural-43 near the community of Wittmann. One of 
these letters contained the names and addresses of 15 Wittmann residents or 
landowners who also oppose the project. 

The City of Surprise has provided a letter indicating general support of the project and 
outlines their intent to provide sewer services to the site subject to a pre-annexation 
service agreement. This letter reverses their initial opposition to the project and 
states that they intend to initiate annexation of Walden Ranch when possible. 
However, the project is located within Surprise’s planning area, and they oppose the 
proposed water service provider’s CC&N expansion, because they wish to be the sole 
water provider for projects within their municipal planning area. Therefore, if 
recommended for approval, staff recommends a stipulation that a pre-annexation 
service agreement with Surprise be required prior to any rezoning of the site. 

Who will be providing water services to the project remains the most critical unresolved 
issue. As noted previously, the applicant originally intended for West End Water 
Company to provide water service to the whole site. However, the site is located 
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within the City of Surprise‘s municipal planning area, and they oppose West End Water 
Company’s CC&N expansion request, which is pending with the Arizona Corporation 
Commission (ACC). This DMP was continued on July 13, 2006 to allow the applicant 
an opportunity to get a “will-serve” letter from the City of Surprise for water service to 
the southern third of the property. This letter has since been provided. However, 
before recommending approval of the DMP, staff believes it is important to know the 
outcome of a judicial hearing on September 13, 2006 regarding the expansion of West 
End Water Company‘s CC&N, particularly since initial platting of this project will be 
required by stipulation within a specified period of time. While staff has no specific 
opinion regarding the proposed water provider, we do believe it is important for this 
judicial process to be completed so that this DMP moves forward in a timely fashion. At 
this point, staff does not know when this might occur. 

Recommendation: (DMP2004001) 

“67. Staff recommends a continuance of DMP2004001 to the October 5, 2006 
Commission hearing for the following reason: 

There is a judicial hearing on September 13, 2006 regarding the expansion of West 
End Water Company’s CC&N, which is opposed by the City of Surprise. Staff wants 
to know the outcome of this issue before recommending approval of the DMP, 
particularly since initial platting of this project will be required within a specified 
period of time. 

68. However, if the Commission decides to recommend the case to the Board of Supervisors, 
staff recommends approval of this request, subject to the following stipulations: 

a. Development shall comply with the Development Master Plan document entitled 
“Walden Ranch Development Master Plan”, a bound document, dated revised 
March 15, 2006 and stamped received March 22, 2006, including all exhibits, 
maps, and appendices, except as modified by the following stipulations. 

b. Development shall comply with the Development Master Plan document entitled 
“Walden Ranch Land Use Plan”, consisting of one page, dated June 22, 2006 
and stamped received June 23, 2006, except as modified by the following 
stipulations. 

c. Changes to the Walden Ranch Development Master Plan with regard to use and 
intensity, or changes to any of the stipulations approved by the Maricopa 
County Board of Supervisors, shall be processed as a revised application with 
approval by the Board of Supervisors upon recommendation by the Maricopa 
County Planning and Zoning Commission. Revised applications shall be in 
accordance with the applicable Development Master Plan Guidelines, 
subdivision regulations, and zoning ordinance in effect at  the time of 
application(s) submission. The Maricopa County Planning and Development 
Department may approve minor changes administratively as outlined in the 
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Maricopa County Development Master Plan Guidelines in effect at  the time of 
amendment. Non-compliance with the approved Walden Ranch Development 
Master Plan narrative report, maps, and exhibits, or the stipulations of approval 
will be treated as a violation in accordance with the provisions of the Maricopa 
County Zoning Ordinance. 

d. All stipulations of approval shall remain in effect in the event of a change in 
name of the Walden Ranch Development Master Plan. 

e. If the initial final plat has not been approved within four (4) years from the date 
' of Board of Supervisors approval, this development master plan will be 

scheduled for public hearing by the Maricopa County Board of Supervisors, 
upon recommendation by the Maricopa County Planning and Zoning 
Commission, to consider revocation of the adopted development master plan. 
Further, should this development master plan be rescinded, all zoning and 
other entitlement changes approved as part of the Walden Ranch Development 
Master Plan shall also be considered for reversion by the Board of Supervisors 
and upon recommendation of the Commission, to the previous entitlements. 

f. Prior to approval of any zone change, the master developer shall enter into a 
development agreement with Maricopa County that addresses short- and long- 
term service, infrastructure, operation, maintenance, and financial assurance 
needs of Maricopa County agencies necessary to provide adequate services and 
infrastructure to future residents of the Walden Ranch Development Master 
Plan. Further, prior to approval of any final plat this development agreement 
shall be signed by both the master developer and the designated Maricopa 
County representative(s) and provided to the Maricopa County Planning and 
Development Department for public record. Maricopa County reserves the right 
to modify the development agreement if it is determined that such changes are 
necessary due to changing circumstances or conditions, although such 
modifications are subject to approval by the Board of Supervisors. The master 
developer may also petition for modifications, which are also subject to 
Maricopa County Board of Supervisors approval. 

g. Prior to approval of any zone change for the Walden Ranch Development 
Master Plan, the master developer shall provide the Maricopa County Planning 
and Development Department with a pre-annexation services and development 
agreement with the City of Surprise, which identifies their intention to provide 
water and/or wastewater services to the property. This pre-annexation 
agreement shall be signed by both the Walden Ranch master developer and the 
City of Surprise. 

h. Until such time that organization takes place, notification shall be provided to 
future residents that they are not located within an organized high school 
district, and that high school students will have to attend a high school either in 
the Town of Wickenburg or the City of Peoria. Such notification shall be placed 
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on all final plats, be permanently placed on the front door of all home sales 
offices on not less than an 81/2 x 11 inch sign, and be included in all covenants, 
conditions, and restrictions (CC&Rs), and include identification of which high 
schools have capacity and have agreed to accept students from outside their 
district. 

Master developer shall provide notification to future homeowners that they are 
located in ctose proximity to the Luke Air Force Base Auxiliary Airfield # l  
facility, and thus will be subject to loud noise from military aircraft overflights, 
with the following language: 

"You are buying a home or property in the "vicinity of a military airport" as 
described by State of Arizona statute A.R.S. 328-8481. Your house should 
include "sound attenuation" measures as directed by State law. You will be 
subject to direct over flights and noise by Luke Air Force Base jet aircraft in the 
vicinity. 

Luke Air Force Base executes over 200,000 flight operations per year, at  an 
average of approximately 170 over flights a day. Although Luke's primary 
flight paths are located within 20 miles from the base, jet noise will be apparent 
throughout the area as aircraft transient to and from the Barry M. Goldwater 
Gunnery Range, and other flight training areas. 

Luke Air Force Base may launch and recover aircraft in either direction off its 
runways oriented to the southwest and northeast. Noise will be more 
noticeable during overcast sky conditions due to noise reflections off the clouds. 

Luke Air Force Base's normal flying hours extend from 7:OO a.m. until 
approximately midnight, Monday through Friday, but some limited flying will 
occur outside these hours and during most weekends. 

Luke Air Force Base Auxiliary Field 1, located approximately 15 miles to the 
northwest of Luke Air Force Base is a site of intense instrument procedure 
landing approaches, with approximately 12,000 flight operations per year. 
Aircraft will descend down to 200 feet above the ground over the Auxiliary 
Airfield and will create severe noise in that area. 

For further information, please check the Luke Air Force Base website at 
www.luke.af.mil/urbandevelopment or contact the Maricopa County Planning 
and Development Department." 

Such notification shall be recorded on all final plats, be permanently posted on 
not less than a 3 foot by 5 foot sign in front of all home sales offices, be 
permanently posted on the front door of all home sales offices on not less than 
an 81/2 inch by 11 inch sign, and be included in all covenants, conditions, and 
restrictions (CC&Rs) as well as the Public Report and conveyance documents. 
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j. 

k. 

I. 

m. 

n. 

0. 

P- 

r. 

Future homebuilders shall noise attenuate all structures as required under 
Arizona Revised Statutes. 

The master developer shall be responsible for the construction of all public and 
private on-site roads within the Walden Ranch Development Master Plan. 
Further, the Walden Ranch homeowners association shall be responsible for the 
maintenance and upkeep of all private roads, public open spaces and facilities, 
washes, parks, roadway median landscaping, landscaping with public rights-of- 
way, and all pedestrian, bicycle, and multi-use paths. 

Prior to approval of each final plat, the master developer shall submit to the 
Maricopa County Planning and Development Department a landscape inventory 
and salvage plan which identifies and assesses the native vegetation within the 
development parcels, and which determines the preservation/disposition for 
each of the selected native vegetation. 

Landscaping of all common areas and open spaces, except for identified 
recreational areas, within Walden Ranch shall consist of indigenous and near- 
native plant species of a xeriphytic nature. 

All irrigation water supplied for common/open space areas and lakes shall be 
provided entirely by a renewable supply of water, such as treated effluent, 
surface water, or Central Arizona Project (CAP) water, within five (5) years after 
issuance of the first building permit. Interim water for the purposes noted may 
be supplied by groundwater and shall comply with all Arizona Department of 
Water Resources regulations. Proof of conversion from groundwater to a 
renewable water supply shall be provided to the Maricopa County Planning and 
Development Department within the five year requirement. 

The Walden Ranch Development Master Plan shall be developed sequentially as 
depicted on the phasing diagram contained in the Walden Ranch Development 
Master Plan narrative report. 

The total number of residential dwelling units for the Walden Ranch 
Development Master Plan shall not exceed 1,572. To help ensure compliance, 
the cumulative number of dwelling units, in relation to the identified limit, shall 
be identified on all plats. 

Residential development shall be prohibited on areas with a slope of 15O/0 or 
greater. 

The master developer shall submit a written report to the Maricopa County 
Planning and Zoning Commission outlining the status of the Walden Ranch 
Development Master Plan every three years following Board of Supervisors 
approval. The status report shall discuss development progress, including the 
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total number of units built and platted, locations of areas/parcels under 
construction, status of infrastructure development, status of non-residential 
property, progress on how the stipulations of approval are being implemented, 
and any other information as requested by the Maricopa County Planning and 
Development Department. 

S. 

t. 

U. 

V. 

W. 

Until annexation of the entire development master plan takes place, the master 
developer shall notify all future Walden Ranch Development Master Plan 
residents that they are not located within an incorporated city or town, and 
therefore will not be represented by, or be able to petition a citizen-elected 
municipal government. Notification shall also state that residents will not have 
access to municipally-managed services such as police, fire, parks, water, 
wastewater, libraries, and refuse collection. Such notice shall be included on all 
final plats, be permanently posted on the front door of all home sales offices on 
not less than an 8-Y2 by 11 inch sign, and be included in all homeowner 
association covenants, conditions, and restrictions (CC&Rs). 

All park facilities shall be completed concurrently with residentiat development 
of the respective plat on which the park is shown. Park facilities and amenities 
shall be identified on all applicable plats, and are subject to review by the 
Maricopa County Planning and Development Department. 

Not less than 8.55 acres shall be reserved for Recreational Open Space (ROS) 
land use. Further, the project shall have not less than three (3) park sites of 
approximately three (3) acres each, with one park in each neighborhood cluster 
(north, central, and south) as described in the Walden Ranch Development 
Master Plan narrative report. Further, not less than fourteen (14) pocket parks 
at least one (1) acre size each shall be provided. All parks shall include 
recreational amenities. At  the time of each preliminary plat submission, the 
master developer shall include a description of the status of the cumulative ROS 
acreage and park numbers with respect to the requirements of this stipulation. 
A description of the types of recreational amenities that will be included in the 
ROS and mini-park areas shall also be submitted with all preliminary plats to 
the Maricopa County Planning and Development Department. 

Not less than 19.98 acres shall be reserved for commercial land uses. I n  
addition, all of parcel 2 (8.2 acres) and a t  least 7 acres of parcel 1 shall be 
rezoned to Commercial Office (C-0). To help ensure compliance, at  the time of 
each preliminary plat submission the master developer shall include a 
description of the status of the cumulative commercial land use acreage with 
respect to the requirements of this stipulation. 

Unless otherwise agreed to by the applicable school districts, not less than one 
(1) school site and a minimum of 11.97 acres shall be reserved for schools. 
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X. 

* Y. 

Z. 

aa. 

bb. 

cc . 

The master developer shall provide non-vehicular multi-use trails along all 
major arterials. Such trails shall be identified on all plats and are subject to 
approval by Maricopa County. 

Prior to zone change approval, the master developer shall provide a "will serve" 
letter (or letters) and a Certificate of Convenience and Necessity, if applicable, 
from a qualified public or private water provider demonstrating commitment to 
provide the Walden Ranch Development Master Plan with water service, subject 
to approval by the Maricopa County Department of Environmental Services. 

Prior to approval of the first preliminary plat, the master developer shall provide 
a "will serve" letter for fire protection from the Wittmann Fire District or another 
qualified public or private fire service provider demonstrating commitment to 
serve the entire Walden Ranch Development Master Plan, which is subject to 
approval by the Maricopa County Planning and Development Department. 

An archaeological survey of the subject property shall be conducted prior to 
approval of any preliminary plat to locate and evaluate any cultural resources 
on the site. Once complete, a report of the results shall be provided to the 
Arizona State Historic Preservation Officer for review and comment before any 
ground disturbing activities related to development are initiated. The applicant 
shall perform an archaeological analysis to evaluate the eligibility of cultural 
resource sites for the National or State Register of Historic Places. I f  Register 
eligible properties cannot be avoided by development activities, then the 
Arizona SHPO shall determine if a data recovery (excavation) program is 
necessary. Should federal permits be required for the project, then any 
archaeological work performed must meet the Secretary of Interior Standards, 
and will be subject to the National Historic Preservation Act. 

A quality of life assessment of $596.00 for each housing unit built is to be made 
available to the Maricopa County Library District for the purposes of future 
library service and infrastructure needs. 

One hundred fifty dollars ($150) per residential unit will be paid by the master 
developer as each residential building permit is issued, to a fund for the White 
Tank Regional Park for trails and facilities enhancement and maintenance. The 
County shall deposit and hold all receipts in the parks special revenue fund for 
the specific purposes stated above. All interest earned on the fund shall remain 
an asset of the fund. The assets of this fund are not intended to replace 
existing county appropriations for similar purposes, but rather are intended as 
supplemental resources resulting from additional park usage by Walden Ranch 
residents. Maricopa County Parks and Recreation Department will provide each 
residential unit in the Walden Ranch Development Master Plan with a one-year, 
seventy-five ($75) voucher toward the purchase of an annual pass for entrance 
into any desert mountain regional park administered by said department, 
except Lake Pleasant Regional Park. 
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dd . 

ee. 

* ff. 

99- 

hh. 

One hundred fifty dollars ($150) per residential unit shall be paid by the master 
developer as each residential building permit is issued, to a fund for the 
Maricopa Trail for design, construction, enhancement, operation and 
maintenance. The County shall deposit and hold all receipts in the trails special 
revenue fund for the specific purposes stated. All interest earned on this fund 
shall remain an asset of the fund. The assets of this fund are not intended to 
replace existing County appropriations for similar purposes, but are intended as 
supplemental and enhancement resources needed as this community grows in 
its residents' use of the Maricopa Trail. 

Prior to approval of the first final plat, the master developer shall enter into a 
development agreement with the Maricopa County Sheriff's Office which 
addresses the manpower and equipment necessary to serve the Walden Ranch 
DMP, as identified in the MCSO letter to the Maricopa County Planning and 
Development Department dated received April 3, 2006 and signed by Captain 
R. Stoner. Further, prior to approval of any final plat this development 
agreement shall be signed by both the master developer and the Maricopa 
County Sheriff's Office and provided to the Maricopa County Planning and 
Development Department for public record. 

Prior to approval of the first preliminary plat or first Approval to Construct 
(whichever comes first), Final Water and Sewer Master Plans must be 
submitted, under application and fee, for the onsite water and sewer 
infrastructure to MCESD for approval. This may require the submittal of two 
water master plans, one for each of the water providers. Approval of these 
final master plans will be required before any Final Plats will be approved by 
MCESD. 

The following Maricopa County Drainage Review stipulations shall apply: 

1. Provide detail contours with the first preliminary plat submittal to 
demonstrate water does not flow across US 60. 

2. Utilize the latest Wittmann Area Drainage Master Study with the first 
preliminary plat submittal. 

The following Maricopa County Department of Transportation stipulations shall 
apply: 

1. The Applicant shall provide a Traffic Impact Study (TIS). The TIS shall 
comply with MCDOT requirements and shall address development phasing 
and the offsite improvements necessary to accommodate the anticipated 
traffic demands. The TIS must be approved before subsequent approval of 
any roadway improvement plans. The TIS shall be updated prior to the first 
final plat approval and with each development phase to reflect current 
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2. 

3. 

4. 

5. 

conditions and any changes to the development plan. Additional lane 
capacity on offsite alignments will be reviewed with each resubmittal of the 
TIS. The project must comply with all recommendations in the MCDOT- 
approved TIS. The Applicant needs to provide an updated TIS prior to 
rezoning. 

The Applicant shall make a contribution to regional transportation 
infrastructure. The contribution shall be $3,281.00 per residential dwelling 
unit. The Applicant may choose to construct off-site street improvements in 
lieu of payment of this contribution. Such off-site street improvements must 
be "system roadways," must be all-weather facilities, must meet county 
standards in effect a t  the time they are improved, and must be pre-approved 
by MCDOT. MCDOT may require a Development Agreement to detail the 
specifics of construction, including phasing and timing. I f  the Applicant 
chooses not to construct off-site regional roadway improvements, the 
Applicant shall pay the contribution amount a t  the time individual building 
permits are issued, or per an alternate agreement as approved by MCDOT. 

I f  required per item 2 above, a Development Agreement shall be executed 
prior to any preliminary plat approval. The Development Agreement shall be 
an enforceable contract, regardless of annexation. 

The Applicant shall provide the ultimate full or half-width of right-of way for 
all public roadways as follows: 

A.) Crozier Road: 65 Feet 
9.) 215* Avenue: 80 Feet and 40 Feet 
C.) 211* Avenue: 65 Feet 
D.) Lone Mountain Road: 65 Feet 
E.) Montgomery Road: 80 Feet and 40 Feet 
F.) Dixileta Drive: 130 Feet and 65 Feet 
G.) Peak View Road: 40 Feet 

The above references interior and perimeter roads. (The project boundary is 
the centerline of all perimeter roadways and/or roadway alignments.) Full- 
width right-of-way shall be provided where the entire roadway is within the 
development (interior roadways). Half-width right-of-way shall be provided 
where "half" of the roadway is within the development (perimeter roadways). 

Additional right-of-way shall be dedicated at  any intersections where future 
dual left turn lanes are possible. The widened right-of-way section shall 
accommodate the length of the left turn lane, including reverse curves. 

The Applicant shall be responsible for design and construction of the ultimate 
full-width of all interior roadways, and the ultimate half-width of all perimeter 
roadways, unless approved otherwise by MCDOT. A portion of these 
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improvements may be creditable to the Applicant’s contribution referred to in 
item 2. All roadways must meet county standards in effect a t  the time they 
are improved. Half-width roadways must be designed so as to safely carry 
two-way traffic until the ultimate roadway is constructed. 

Montgomery Road shall be constructed as either a full width interior street or 
a half width perimeter street, unless released from this requirement by both 
Maricopa County and the City of Surprise. Whether bridges or low-flow 
crossings will be required wilt be determined at a later date. 

6. The Applicant is responsible for assuring paved access to their site at  the time 
of the first final plat. Improvements necessary to provide paved access may 
or may not be creditable to the Applicant’s contribution referred to in item 2. 

7. The Applicant shall provide all-weather access to all parcels and lots, and on 
all arterial roadways. 

8. The Applicant shall provide and make available a minimum of two access 
points to each development phase and/or subdivision unit. 

9. The Applicant shall not locate elementary or middle schools on arterial roads. 
(The schools may NOT ”back up” to arterials.) Pedestrian routes to school 
shall be planned so if necessary, they shall only cross arterials at  signalized 
intersection. 

1O.The Applicant shall design the development to promote pedestrian, bicycle 
and other alternative modes of transportation to public facilities within and 
adjacent to the site (i.e., bus bays, electric vehicles, shared accommodations, 
internal trail systems, etc.). Crossings of arterials at  other than signalized 
intersections shall be grade separated. 

1l.If streetlights are provided, installation shall be provided by the Applicant. I f  
streetlights are within public rights-of-way, a Street Light Improvement 
District (SLID) or comparable authority shall be established to provide 
operation and maintenance. The Applicant should contact the Office of the 
Superintendent of Streets (602-506-8797) to initiate the SLID process. 

12.The Applicant shall design landscaping to comply with all MCDOT 
requirements and to conform to Chapter 9 of the MCDOT Roadway Design 
Manual. The Applicant (or as assigned to the Home Owner’s Association 
(HOA)) shall be responsible for maintenance of landscaping within public 
rights-of-way. 

13.The Applicant shall provide a construction traffic circulation plan. The 
construction traffic circulation plan must be approved by MCDOT. 
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14.The Applicant shalt comply with all applicable local, state and federal 
requirements. (Dust control, noise mitigation, AZPDES, 404 permitting, etc.) 

15.The Applicant shall provide written documentation of ADOT‘s requirements 
and approval. The Applicant shall provide written documentation of City of 
Surprise’s approval. 

16.The Applicant may need to provide additional improvements along 211* 
Avenue to accommodate traffic movements to and from the school site. 

17.The Applicant shall address all Transportation Planning comments prior to 
rezoning. 

II. The following Flood Control District of Maricopa County stipulations shall apply: 

1. Prior to any work being done in the floodplain, a Floodplain Use Permit will 
be required from the Regulatory Division of the Flood Control District. 

Attachments: Case map 
Vicinity map 
Narrative Report text (21 pages) 
Land Use exhibit (1 page) 
* City of Surprise water will serve letter (1 page) 
* MCESD memo (2 pages) 
MCDOT comments (3 pages) 
FCD comments (1 page) 
Drainage Review comments (1 page) 
MCSO comments (3 pages) 
MC Library District (1 page) 
Parks & Rec. comments (2 pages) 
Parks & Rec. e-mail regarding Maricopa Trail (1 page) 
Arizona Dept. of Transportation (1 page) 
Arizona Dept. of Water Resources (1 page) 
State Historic Preservation Office (2 pages) 
City of Surprise letter of support (2 pages) 
Nadaburg School District comments (2 pages) 
Wittmann Fire District comments (1 page) 
Luke AFB comments (2 pages) 
Written letters of opposition 
(66 letters, 83 pages, includes additional letters since 9/23/04) 

Note: Narrative report (17 pgs. plus appendix) and Land Use Map (1 full-size 
page) were enclosed with the July 13,2006 packet 
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